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Honorable  Maurice  J.  Tobin, 
Mayor  of  Boston 

Dear  Sir : 

We  beg  to  transmit  herewith  a  progress  report 
covering  the  activities  of  this  Department  for  the  past 
year  in  continuing  the  rehabilitation  studies  begun  in 
1941  by  direction  of  Your  Honor. 

The  previous  report  was  a  study  of  existing 
conditions  in  the  South  End,  a  relatively  large  area 
typical  of  one  class  of  residence,  to  determine  the 
more  important  general  factors  to  be  dealt  with  in  any 
comprehensive  scheme  of  recovery  from  present  undesir- 
able conditions. 

Proceding  from  this  basic  information,  the 
work  covered  by  this  present  report  has  consisted  of 
the  choice,  within  the  South  End,  of  a  "sample  area"  of 
17.1  acres  only,  the  so-called  "New  York  Streets"  tract; 
the  collection  in  sufficient  detail  of  all  necessary  in- 
formation regarding  it;  the  preparation  of  a  design  for 
its  reconstruction;  and  the  calculation  of  the  outgo  and 
income,  to  the  city  and  to  a  redevelopment  corporation, 
which  would  be  involved  in  carrying  out  this  design. 

The  upshot  of  these  calculations,  with  a  num- 
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ber  of  alternative  and  check  applications,  gives  a  re- 
alistic picture  of  possibilities  of  reconstruction  (as 
different  from  building  rehabilitation)  under  present  or 
now  predictable  conditions  in  Boston. 

The  report  contains  also  the  draft  of  the  "Urban 
Redevelopment  Corporation"  Bill  submitted  to  the  Governor's 
Recess  Commission  on  Limited  Dividend  Housing,  with  Your 
Honor's  permission,  by  the  Boston  City  Planning  Board. 

This  Bill  is  fully  explained  in  the  report.    The 
figures  for  the  "sample  redevelopment s"  are  based  on  possible 
procedures  under  the  provisions  of  this  Bill. 

The  members  of  the  Advisory  Committee  on  Rehabilita- 
tion have  given  much  valuable  time  to  the  problems  of  the 
Board,  especially  the  Sub-Committee  on  Legislation,  who  were 
allotted  a  definite  and  immediate  task,  and  who  have  contri- 
buted to  the  preparation  of  the Urban  Redevelopment  Corpora- 
tion Bill  a  varied  experience,  as  the  list  of  their  occupa- 
tions will  show. 

Henry  V.  Hubbard,  Chairman,  Planning  Consultant,  (Boston 

Society  of  Landscape  Architects) 
Sydney  S.  Dean  -  (New  England  Mutual  Life  Insurance  Co.) 
George  W.  tJudkin3-(Massachusetts  Real  Estate  Exchange) 
J.  Reed  Morss    -(Savings  Banks  Association  of  Massachusetts) 
Calvin  H.  Yuill  -(Housing  Association  of  Metropolitan  Boston) 

There  remains  for  a  later  report  a  further  detailed  in- 
vestigation, the  setting  up  of  a  project,  and  the  calculation 
of  income  and  outgo,  for  the  rehabilitation  of  a  neighborhood 
by  the  repair  and  improvement  of  existing  buildings  and  their 
surroundings. 

When  this  second  investigation  is  concluded  there 
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should  be  before  the  City  of  Boston  enough  factual  back- 
ground for  reference  in  dealing  with  the  increasing  problem 
of  neighborhood  depreciation.   We  believe,  however,  that 
with  the  information  leading  up  to  and  contained  in  the 
present  report  certain  broad  lines  of  policy  could  well  now 
be  outlined  by  the  city,  as  a  step,  none  too  soon,  toward 
preparation  for  post-war  exigencies. 

Very  truly  yours, 


William  Stanley/ Parker 
Chairman 
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FREDERIC   H.  FAY 

HONORARY  CONSULTANT 


Mr.  William  Stanley  Parker,  Chairman, 

City  Planning  Board 

43  City  Hall 

Boston,  Massachusetts 

My  dear  Mr.  Parker: 

The  Advisory  Committee  on  Community  Rehabili- 
tation presents  herewith  a  progress  report  covering  the  second 
year  of  its  operation.  As  was  said  in  Its  first  report,  the  Com- 
mittee considers  rehabilitation  to  be  a  process  necessarily  con- 
tinuing for  many  years  and  only  gradually  overtaking  the  great 
and  still  growing  deterioration  of  parts  of  the  city.  The  Com- 
mittee therefore  has  considered  planning  processes  and  legislative 
proposals  not  only  as  alleviating  deterioration  by  combating  its 
worst  effects,  not  only  as  organizing  existing  powers  toward  better 
procedures,  but  also  as  creating  new  powers  and  thus  new  procedures 
in  scale  with  the  scope  of  the  problem. 

The  Committee  has  endeavored  not  to  follow  any 
theory  so  far  as  to  lose  touch  with  reality.   Therefore  as  a 
practical  check  the  Committee  has  studied  in  detail  one  typical 
area  of  Boston,  carefully  evaluated  it  as  it  now  stands,  and 
tested  upon  it,  as  far  as  this  can  ever  be  possible  short  of 
actual  construction  and  administration,  the  probable  effects  of 
the  proposals  which  have  been  under  consideration.   In  so  doing 
the  Committee  has  understood  that  the  "sample  area"  cannot  be 
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thought  of  as  standing  for  long  alone  in  a  region  otherwise  un- 
changed. Any  procedure  in  rehabilitation  must  be  capable  of 
spreading  rapidly  enough  not  to  be  overwhelmed  by  the  neighboring 
deterioration. 

The  results  of  the  above  mentioned  "sample  study"  during 
the  year  1942,  which  we  submit  to  you  herewith,  are  principally 
the  following: 

1.  A  detailed  presentation  of  the  existing  condition  of  the 
"sample  area",  the  so-called  "New  York  Streets"  tract,  including 
a  statement  of  the  expenditures  on  its  account  which  the  City  now 
makes  and  the  payments  which  the  City  now  receives  from  this  area 
during  a  12 -month  period. 

2.  A  parallel  presentation  of  the  proposed  condition  of  the 
same  area  when  rehabilitated,  including  the  plans  of  the  proposed 
improvement  and  a  statement  of  receipts  and  expenditures  by  the 
City  which  would  be  entailed  by  the  improvement,  for  comparison 
with  Statement  1. 

3.  A  statement  of  the  expenditures  and  receipts  of  a  redevelop- 
ment corporation  operated  for  limited  private  profit  in  carrying  out 
the  proposals  of  Statement  2. 

4.  A  draft  of  an  Urban  Redevelopment  Corporation  Bill  to 
facilitate  the  application  of  private  capital  to t  his  purpose  and 
outlining  a  comprehensive  procedure  recognizing  the  rights  and  duties 
of  the  state,  the  community  and  the  citizens  in  rehabilitation. 

This  "sample  area"  above  discussed  is,  of  c  ourse,  only  one 
example  among  many  offering  very  different  original  conditions 
and  different  opportunities  of  profit  to  the  City  and  to  the 
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redevelopment  corporation.   The  Committee  intends  to  study  during 
the  year  1943  some  other  samples,  chosen  to  bring  out  other  relations, 
particularly  a  sample  where  the  procedure  in  improvement  is  not 
reconstruction,  as  in  the  "New  York  Streets"  area,  but  rehabilitation, 
whereby  the  existing  structures  are,  as  far  as  may  be,  retained  and 
reconditioned. 

The  Urban  Redevelopment  Corporation  Bill  has  been  submitted  by 
this  Committee  to  the  Boston  City  Planning  Board,   The  Bill  was 
worked  out  In  cooperation  with  representatives  of  the  Massachusetts 
State  Board  of  Housing,  which  has,  on  its  own  responsibility,  already 
submitted  to  the  Legislature  a  practically  Identical  Bill,  (House  56 )• 

The  main  purposes  of  this  bill  are  to  facilitate  the  investment 
of  private  money  for  rehabilitation  of  deteriorated  areas.  In  co- 
operation with  the  city  and  in  accordance  with  the  city  Master  Plan, 
but  at  the  same  time  to  regulate  the  proceedings  of  the  redevelopment 
corporation  so  that  other  private  enterprises  are  not  penalized  and 
no  undue  private  profits  are  made  by  the  aid  of  public  money  or  power« 

The  Committee  is  aware  that  it  has  not  come  to  any  final  con- 
clusions.  It  hopes,  however,  that  it  has  made  progress,  and  that 
Its  labors  will  have  helped  the  Board  and  the  City  to  be  prepared 
for  t  he  inevitably  sudden  responsibility  and  opportunity  which  will 
come  to  them  with  the  end  of  the  war. 


Very  truly  yours, 


A^^C7/7^^ 


Frederic  H.  Fay, 
Chairman  t/ 
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The  Previous  Report,  The  Problem.   In  the  1941  report  of  the 
Advisory  Committee  on  Community  Rehabilitation,  which  covered  the 
first  year  of  its  activities,  were  set  down  what  the  Committee 
believed  to  be  the  essential  aims  of  a  rehabilitation  program.. 
The  following  major  points  were  discussed  among  others. 

Neighborhood  rehabilitation  would  include  both  the  recondi- 
tioning of  buildings  run  down  but  still  structurally  sound,  and 
the  clearing  of  whole  neighborhoods  of  homes  too  far  gone  to 
save,  followed  by  the  reconstruction  of  better  buildings  accord- 
ing to  a  better  neighborhood  plan.   In  such  efforts  many  kinds  of 
technical  skill  must  be  co-ordinated  -  real  estate,  financial, 
architectural,  engineering,  and,  comprehensively,  city  planning° 
Also  many  interests  and  agencies  are  financially  involved  -  land 
owners,  lenders  and  investors,  taxpayers,  and  the  city  both  as  a 
receiver  of  taxes  and  as  a  provider  of  services  and  facilities. 

Such  rehabilitation  can  be  efficient  only  if  it  is  related 
to  the  conception  of  the  whole  city  area,  and  treated  as  a  re- 
sponsibility of  the  city  and  the  citizens.   In  short,  the  local 
effort  is  a  part  of  the  "Master  Plan"  of  the  city. 

As  a  background  for  the  discussion,  the  1941  report  outlines 
the  elements  which  should  constitute  a  master  plan,  pointing  out 
that  it  is  not  merely  a  sketch  for  certain  physical  improvements 
but  a  record  of  a  reasoned  policy  of  city  procedure. 
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The  Committee  thus  makes  it  plain  that  its  purpose  is  some- 
thing much  wider  than  "slum  clearance". 

It  did  not  then,  nor  does  it  now,  attempt  a  complete  or  un- 
assailable definition  of  "blight" <>   It  believes,  however,  that 
blight  is  essentially  the  result  of  the  unregulated  workings  of 
an  inevitable  and  natural  process.   All  structures  ultimately 
decay  and  become  outmodedo   Many  urban  land  areas  ultimately 
become  unfitted  for  a  former  use,  and  must  be  fitted  to  a  new 
use.   If  investments  are  amortized  before  the  uses  must  change  - 
if,  in  short,  the  changes  take  place  as  parts  of  a  planned  pro- 
cess, there  need  be  no  blight.   If,  however,  the  inevitable  de- 
preciation is  allowed  to  accumulate  until  no  private  agency  can 
cope  with  it,  then  the  result  is  "blight",  and  if  the  afflicted 
area  is  residential  it  is  called  a  "slum". 

Since  people  -  and  capital  -  will  flee  from  blighted  areas, 
and  since  immediate  land  costs  in  sparsely  settled  areas  are  low, 
new  development  in  the  Boston  region  will  seek  the  suburbs  so 
long  as  the  central  city  cannot  -  on  the  whole  and  taking  the  bad 
with  the  good  -  offer  equal  attractions. 

The  specific  work  done  by  the  Committee  was  to  consider  the 
whole  city,  to  determine  what  areas  were  in  some  degree  in  need 
of  improvement,  to  select  from  those  areas  a  considerable  number 
of  smaller  neighborhoods  which  were  especially  in  need  of  help, 
and  finally  to  choose  one  area  which  seemed,  all  things  considered, 
the  best  area  for  the  next  step,  namely  a  careful  investigation 
and  record  of  present  conditions,  planning  of  better  conditions, 
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and  calculation  of  the  full  costs  and  gains,  to  all  concerned, 
of  creating  the  second  condition  from  the  first. 

The  previous  report  thus  devotes  most  of  its  space  to  the 
choice  of  a  region,  which  proved  to  be  the  South  End,  a  detailed 
study  of  the  South  End  and  the  choice  of  a  site  for  a  reconstruc- 
tion project,  which  site  proved  to  be  the  "New  York  Streets" 
Area. 

At  this  point  the  first  report  on  rehabilitation  closes, 
and  the  present  report  begins. 

Certain  Basic  Considerations  in  Approaching  the  Problem*.  In 
working  out  the  examples  of  reconstruction  which  have  occupied 
the  Committee  in  the  year  just  past,  the  following  considerations 
have  pressed  themselves  upon  the  Committee's  attention  and  have 
influenced  its  choices  of  alternative  procedures  in  the  projects 
hereafter  to  be  described- 

(1)  Corporate  Boston  is  likely  to  have  for  the  predictable 
future  a  static  residential  population.   This  means,  among  other 
things,  that  the  problem  of  better  housing  is  more  pressing  than 
the  problem  of  any  great  net  increase  in  the  present  total  of 
housing. 

(2)  Though  great  social  benefit  will  come  from  proper  rehab- 
ilitation, beyond  what  can  be  provably  measured  in  dollars  in  any 
financial  statement,  still  any  proposals  for  action  submitted  by 
the  Committee  must  be  based  on  the  long-term  financial  budgets  of 
those  agencies  concerned  and  must  be,  in  each  case,  within  their 
long-term  earning  capacity,  expressed  in  dollars. 
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(3)  The  proposed  rehabilitation  should  "be  capable  of  general 
application  in  all  similar  cases,  not  piling  up  obstacles  to  its 
own  growth o 

(4)  The  rehabilitation  should  be  capable  of  execution  at  a 
rate  faster  than  that  of  the  deterioration  which  it  is  to  rem- 
edy o 

(5)  The  rehabilitation  should  be  in  accord  with  a  general 
master  plan  for  the  whole  community,  -  fitted  into  a  comprehen- 
sive pattern  -  not  unduly  burdening  or  neglecting  one  area  to  im- 
prove another o 

(6)  Each  project  studied  should  be  figured  not  as  though  it 
were  to  stand  indefinitely  surrounded  by  unimproved  areas,  but  on 
the  other  hand  the  possible  rate  at  which  the  surrounding  depreci- 
ated influences  can  be  removed  must  be  considered  in  figuring  the 
finances  of  the  first  project  undertaken.. 

(7)  Corporate  Boston,  which  the  Boston  City  Planning  Board 

is  directly  created  to  serve,  is  largely  built  up,  so  that  its  im- 
mediate problem  is  the  deterioration  of  the  center  of  the  metro- 
politan area,  rather  than  the  competitive,  loosely  related  growth 
of  the  outlying  areas »   But  since  each  of  the  above  processes  is 
both  cause  and  effect  of  the  other,  the  Boston  City  Planning 
Board,  like  any  other  Planning  Board  in  a  metropolitan  area,  must 
strive  to  understand  the  metropolitan  problem  in  order  to  make 
intelligent  plans  for  the  community  to  which  it  is  primarily  re- 
spons  ibleo 

(8)  In  town,  as  well  as  out  of  town,  certain  districts  may 
be  best  adapted  to  certain  uses,  and  may  have,  in  population,  In 
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appearance  or  in  history  and  tradition,  a  character  of  their  own<> 
This  neighborhood  character  -  where  it  really  exists  or  can  be 
cultivated,  which  is  not  everywhere  -  is  a  force  for  self  regula- 
tion and  self  expression  which  the  planner  should  recognizee 

(9)  There  is  an  important  difference  in  social  and  economic 
effect  between  a  new  development  on  empty  land  and  a  reconstruc- 
tion development  in  an  area  already  built  up.   The  first  adds  fa- 
cilities to  the  community  and  shifts  a  group  of  people,  thereby 
causing  changes  in  city  income  and  outgo  in  reference  to  the  are- 
as from  which  these  people  move;  as  well  as  in  reference  to  the 
area  to  which  they  move-   The  second  substitutes  new  facilities 
for  old,  and  may  or  may  not  shift  population  according  to  whether 
the  new  rents  much  exceed  the  old,  in  which  case  there  are  two 
shifts,  namely  that  of  the  population  now  paying  the  smaller 
rents,  from  the  redevelopment  site  into  some  other  site  or  scat- 
tered sites  within  their  rental  range,  and  that  of  the  population 
now  paying  the  larger  rents,  from  their  present  site  or  scattered 
sites  into  the  area  of  the  project.. 

(10)  There  must  indeed  be  equal  attractions  created  in  the 
in-town  areas  to  offset  and  supplement  the  attractions  of  the 
out-of-town  areas,  but  usually  not  the  same  attractions.   In 
town,  just  as  out  of  town,  there  should  be  enough  light,  air  and 
space  for  decent  living,  and  even  park  spaces  for  rest  and  recre- 
ation, but  the  special  advantages  offered  by  the  in-town  area 
should  be  in-town  advantages,  i.e.  the  conveniences  that  go  with 
well  ordered  proximity  of  people  to  one  another  and  to  provisions 
for  family  life  ,  work,  recreation,  purchasing  and  worship. 
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(11)  It  is  plain  that  many  city-wide  or  nation-wide  changes 
might  occur  to  upset  any  conclusions  drawn  from  the  study  of  the 
present  "sample  areas".   Some  of  the  most  obvious  of  these  are 
the  following:  (a)  Changes  in  the  method  of  taxation  whereby  a 
different  burden  would  fall  on  real  estate,  or  a  different  total 
burden  upon  the  whole  community,  (b)  Changes  in  the  remuneration 
of  construction  labor  in  relation  to  the  value  of  its  product  for 
the  consumer  of  housing  whereby  assembly  costs  would  be  changed. 
(c)  Changes  in  the  relative  amounts  of  the  contributions  to  local 
purposes  made  by  the  community,  the  State  and  the  Nation,  (d) 
Changes  in  the  amount  of  direction,  or  even  compulsion,  to  be  ex- 
ercised by  governmental  agencies  over  private  affairs,  (e)  Chang- 
es in  methods  of  transportation,  as  from  ships  to  airplanes,  which 
would  affect  Boston  as  a  port,  (f)  Changes  in  the  kinds  of  goods 
produced  in  the  country  at  large,  and  where  they  are  produced, 
affecting  the  relative  advantages  of  Boston  in  trans-shipping  or 
processing  such  goods. 

Such  considerations  as  these  are  exceedingly  important,  but 
to  predict  any  one  of  them,  to  say  nothing  of  the  inter-actions 
of  several  of  them,  is  quite  beyond  the  power  of  the  present  Com- 
mittee o   The  "sample  calculations",  therefore,  in  order  to  be  on 
an  actual  foundation,  however  temporary  and  even  however  undesir- 
able, assume  present  prices  and  procedures  under  present  law,  ex- 
cept where  the  calculations  are  In  accordance  with  the  proposed 
Redevelopment  Corporation  Act  discussed  in  this  report. 

Five  Alternative  Typical  Projects.   In  the  sample  calcula- 
tions two  alternatives  have  been  worked  out  in  detail  and  a 
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third  and  a  fourth  far  enough  to  warrant  broad  conclusions.   A 
fifth,  however,  still  remains  as  a  subject  of  detailed  study  al- 
ready undertaken  but  not  yet  leading  to  usable  conclusions. 
These  five  alternatives  are  as  follows: 

(1)  A  development  of  the  "New  York  Streets"  area  (see  front- 
ispiece, and  description  beginning  on  p.  14)  by  acquiring  all  the 
land,  whichhas  full  utilities  and  is  relatively  expensive,  and  all 
the  buildings,  which  are  expensive  but  mostly  worthless  to  the 
project;  demolishing  most  of  the  buildings  and  constructing  new 
buildings  in  a  new  pattern,  preserving  and  using  many  of  the 
streets  and  most  of  the  underground  utilities;  then  renting  the 
result  at  a  rate  within  the  rental  range  of  many  of  the  present 
occupants . 

The  "commercial  rent"  required  by  the  cost  of  the  new  pro- 
ject is,  however,  greater  than  the  present  rent  or  that  proposed 
In  alternative  (1). 

The  redevelopment  corporation  would  certainly  not  knowingly 
involve  itself  in  the  resultant  loss.  If  this  loss  were  covered 
by  a  subsidy,  the  justification  of  such  a  subsidy  would  be  the 
great  social  benefit  to  the  tenants  and  the  general  social  bene- 
fit to  the  city  by  turning  this  acreage  of  depreciated  area, 
rapidly  growing  worse,  into  an  acreage  of  good  residential  prop- 
erty with  an  expectation  of  long  productive  life. 

In  accordance  with  the  redevelopment  legislation  proposed 
by  the  Committee,  the  taxes  paid  by  the  new  project  would  be  less 
than  the  normal  assessment  on  the  full  value  of  the  new  develop- 
ment, but  they  would  be  a  little  more  than  those  now  received 
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and  much  more  than  the  expectable  future  average  of  taxes  from 
the  rapidly  deteriorating  property.   This  "stop-loss"  aspect,  as 
shown  on  the  following  chart,  would  thus,  even  with  the  tax  dif- 
ferential, mean  a  large  future  saving  to  the  cityo 


TRENDS  OF  TAX  ASSESSMENTS   AND   COLLECTIONS 

FOR.  NEW  YORK    STREETS   AREA    SHOWINQ 

STOP -LOSS     EFFECTS     Of    PROJECT 


TAXES        ASSESSED       ON      LAND 
.OINQS 


>ATE     Of    ACQUISITION 
TAXES    ASSUMED  TO  BE  UNIFORM   AT   PRESENT    RATE 


AXES     ASSESSED    ON      LAND 


DATUM 


Z8      30  '34- 


'38  '4-2 


U 


(2)  A  development  on  the  same  area  and  with  the  same  capital 
costs  and  taxes  as  (1),  but  rented  at  a  rate  a  little  more  than 
twice  that  of  (1),  and  therefore  to  other  people  than  those  now 
occupying  the  area.   The  people  who  now  live  in  the  area  must 
therefore  move  elsewhere  and  people  from  elsewhere  move  into  the 
project o   For  the  first  one  or  two  projects,  but  not  indefinitely, 
the  dispossessed  people  could  probably  find,  elsewhere  in  Boston, 
accommodations  within  their  means  no  worse  than  those  which  they 
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now  occupy.   This  shift  of  population  would  benefit  the  landlords 
into  whose  houses  the  people  moved,  but  would  carry  with  the  peo- 
ple to  their  new  location  most  of  the  present  costs  to  the  city 
for  their  personal  regulation  and  serviceo   However,  only  a  large 
shift  would  be  reflected  in  any  increase  of  taxes  to  the  city 
from  the  new  location. 

Similarly,  but  again  not  indefinitely,  the  places  left  va- 
cant by  those  who  move  into  the  project  might  be  filled,  at  about 
their  former  rent,  from  the  always  shifting  reservoir  of  those 
dissatisfied  with  their  present  quarters.   There  would  be  some 
loss  to  the  landlords  of  the  houses  temporarily  vacated,  but  no 
loss  to  the  city  until  the  loss  to  the  landlords  became  large  and 
continuing  enough  to  be  reflected  in  lowered  taxes. 

But  it  should  be  observed  that  by  these  two  population  shifts 
the  present  tenants  in  the  "New  York  Streets"  area  who  must  move 
elsewhere  get  no  particular  social  benefits,  the  landlords  in  the 
neighborhood  into  which  they  move  are  benefited,  but  the  city  ex- 
penses for  this  neighborhood  are  raised,  and  the  tenants  moving 
into  the  project  area  from  elsewhere  get  only  benefits  enough  to 
induce  them  to  make  the  move  while  the  places  which  they  vacate 
are  somewhat  injured,  and  the  costs  to  the  city  of  personal  serv- 
ices are  about  the  same  in  their  new  site  as  in  their  old.   The 
net  gain  lies  mostly  in  the  fact  that  an  acreage  of  bad  buildings 
has  been  turned  into  an  acreage  of  good  buildings  and  a  growing 
civic  decay  thus  arrested.   The  corporation  is  financially  con- 
tent, but  the  city  cannot  repea«t  the  process  indefinitely  at  a 
profit. 
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(3)  A  development  of  a  nearby  area  on  Southampton  Street 
(see  frontispiece)  by  acquiring  the  land,  which  is  vacant,  inex- 
pensive and  practically  without  interior  streets  or  underground 
utilities;  constructing  all  necessary  streets  and  utilities  and 
all  buildings  in  a  pattern  as  good  as  that  of  (1);  then  renting 
the  result  at  a  rate  within  the  rental  range  of  the  present 
"New  York  Streets"  occupants,  though,  as  under  (1),  not  neces- 
sarily to  the  same  occupants.   Under  the  redevelopment  legisla- 
tion proposed  by  the  Committee,  the  taxes  in  this  case  equal  1% 
of   the  fair  cash  value  of  the  new  project  plus  b%   of  its  gross 
income,  this  alternative  producing  the  larger  figure.   Here  the 
social  benefit  is  the  much  better  condition  of  those  occupying 
the  new  project.   To  the  city  there  is  no  direct  financial  bene- 
fit, since  the  greater  tax  return  from  the  project  over  that  re- 
ceived at  present  from  the  vacant  land  on  which  it  is  to  stand 
would  be,  for  a  properly  constructed  project,  more  than  counter- 
balanced by  the  costs  to  the  city  of  all  the  city  utilities  which 
it  must  build  on  the  project.   Moreover  there  is,  as  in  (2),  a 
loss  to  the  landlords  from  whose  houses  the  people  move,  -  in 
this  case,  however,  these  houses  being  in  a  lower  rental  range. 
Again,  as  in  (1),  the  cost  of  the  project  to  the  corporation  is 
more  than  can  be  covered  by  the  rents,  and  the  difference  must 

be  made  up,  if  at  all,  as  in  (1),  bv  a  subsidy  considered  to  be 
justified  by  the  social  benefit  of  good  housing  for  those  occu- 
pying the  new  project. 

(4)  A  combination  of  (2)  and  (3).   Its  main  advantage  is 
that  (3)  then  takes  care  of  the  population  evicted  from  (2)  at  no 
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"off-site"  expense.   Project  (3)  is  assumed  to  be  begun  first. 
When  its  houses  are  ready  for  occupancy  (2)  is  begun,  its  site 
cleared,  and  its  population  (or  an  equal  number  of  people  of  the 
same  financial  status)  housed  in  (3).   These  people  are  greatly 
benefitedo   The  people  housed  in  (2)  when  it  is  completed  must 
be,  as  mentioned  before,  at  least  enough  bene-fited  to  lead  them 
to  make  the  move.   No  one,  on  or  off  the  two  projects,  is  in- 
jured except  that,  as  in  (2)  when  considered  alone,  the  houses 
vacated  by  those  coming  to  the  "New  York  Streets"  area  would 
probably  be  reoccupied  at  somewhat  lower  rents. 

(5)  The  above  four  alternatives  are  in  most  respects  ex- 
amples of  "redevelopment",  i.e.,  the  creation  of  new  accommoda- 
tions and  new  facilities  in  new  patterns,  whether  or  not  they 
supplant  construction  already  existing.   There  still  remains  to 
be  considered  another  kind  of  improvement  which  will  be  typified 
by  a  sample  project  for  the  development  of  a  chosen  typical  area, 
or  several  such,  by  acquiring  -  by  purchase  or  otherwise  -  suffi- 
cient control  over  the  land  and  buildings;  repairing  the  present 
buildings  and  the  area  generally;  then  renting  the  living  accom- 
modations -  directly  by  a  single  organization  or  through  separate 
landlords  -  at  a  rate  but  little  higher  than  that  charged  to 
their  present  occupants. 

This  fifth  alternative  is  in  most  respects  an  example  of 
"rehabilitation"  or  "reconditioning"  of  buildings,  that  is,  the 
repair,  improvement  and  interior  change  of  existing  buildings, 
and  the  improvement  of  the  neighborhood,  but  with  largely  the 
s.ame  street  pattern.    Such  procedure  is  practicable,  of  course, 
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only  where  existing  structures  have  sufficient  soundness  and 
salvageable  value. 

This  alternative  will  not  he  discussed  further  in  the  pres- 
ent report  since  it  is  expected  to  form  the  main  subject  of  a 
separate  report  to  he  presented  later. 

Cost  and  Social  Returns.   It  is  to  he  noted  that  all  these 
alternatives  show  that  full  social  advantage  in  the  betterment 
both  of  the  decadent  area  and  also  of  the  people  now  in  it  is 
not  to  be  accomplished  without  subsidy  in  any  project  involving 
a  complete  use  of  new  buildings „ 

It  is  true  that  vacant  areas,  if  developed  at  all,  must  be 
developed  with  new  buildings,  and,  similarly,  utterly  worn-out 
buildings  must  be  replaced  by  new,  but  in  any  normal  period  the 
great  majority  of  our  dwellings  are  -  and  should  be  -  "second 
hand . " 

Probably,  since  Boston  is  presumed  to  have  a  static  popula- 
tion, at  least  for  the  near  future,  no  more  new  houses  are  nec- 
essary than  will  replace  those  annually  becoming  uninhabitable „ 

Since  second  hand  buildings,  already  largely  amortized,  can 
still  be  profitable  at  lower  and  lower  rents  than  when  new,  it 
would  seem  that  such  buildings,  well  managed  and  maintained,  are 
the  most  promising  single  answer  to  the  low  rent  housing  prob- 
lem, and  this  is  the  thought  back  of  alternative  (5)  previously 
mentioned. 

As  has  been  said  before,  the  process  of  rehabilitation  of 
decadent  areas  must  be  a  move  in  accordance  with  the  inevitable 
cycle  of  construction  -  upkeep  -  depreciation  -  repair  -  obso- 
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lescence  -  demolition  and  again  construction <>   Repair  avoids  pre- 
mature destruction  and  reconstruction.   Construction  should  feed 
into  the  cycle  enough  new  structures  when  and  where  they  will  do 
the  most  good.   The  end  to  be  sought  is  orderly,  predictable  and 
amortized  change,  not  change  by  bankruptcy  and  catastrophe. 

It  is  not  to  be  expected  that  any  one  curative  process  will 
suffice.   The  processes  typified  by  alternatives  (1),  (2),  (3), 
(4)  and  (5)  just  discussed,  however,  all  fit  Into  the  cycle  at 
different  points,  and  though  no  one  project  may  pay  out  by  itself 
still  under  appropriate  circumstances  they  may  all  be  worth  to 
the  community  the  cost  of  their  subsidy  as  means  of  breaking  the 
present  vicious  circle  of  regional  decay. 

Three  points  should  be  borne  especially  in  mind  in  reading 
the  following  detailed  descriptions  and  financial  statements. 

(1)  These  projects  were  not  chosen  to  be  the  most  profitable 
to  the  constructors,  but  rather  to  be  the  most  informative  and 
the  most  socially  desirable „   A  redevelopment  corporation  could 
choose,  within  a  legally  designated  area,  a  more  financially  at- 
tractive project. 

(2)  The  unit  prices  prevailing  after  the  war,  even  for  the 
present  building  processes,  will  almost  certainly  be  different 
from  those  used  in  this  report. 

(3)  Though  no  one  can  now  predict  just  what  new  structural 
and  legal  processes  will  later  prevail,  it  is  surely  reasonable 
to  suppose  that  their  effect  will  be  to  increase  the  amount  of 
human  satisfaction  produced  per  unit  of  effort. 
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THE  "NEW  YORK  STREETS"  AREA 

PAST  AND  PRESENT  CONDITIONS 

Preliminary  and  General.   The  "New  York  Streets"  area  was 
chosen  as  a  first  experimental  site  on  which  to  work  out  in  de- 
tail the  probable  costs  and  "benefits  of  large  scale  improvement. 
Since  the  present  structures  in  this  area  are  on  the  average  In 
very  poor  condition,  the  area  was  thought  of  as  an  example  for 
study  of  demolition  and  reconstruction. 

The  results  of  this  study  are  not  submitted  as  a  complete 
proposal  in  which  the  various  interests  involved  might  contribute 
money  and  effort  in  the  hope  either  of  the  greatest  salvage  of 
values  already  involved  or  of  the  greatest  or  even  a  reasonable 
return  on  new  money  invested.   They  were  submitted,  rather,  as  a 
consistent  set-up  for  rehabilitation  of  a  sample  area,  which  could 
be  studied  by  the  Committee  or  any  one  else  interested,  to  learn 
in  detail  (a)  the  present  condition,  (b)  the  kind  of  changed  con- 
dition which,  in  the  opinion  of  the  Planning  Board,  would  be  most 
desirable  in  this  area,  (c)  the  costs  of  turning  condition  (a) 
into  condition  (b)  under  present  procedures  and  prices,  and  (d) 
the  financial  and  other  returns  which  might  be  expected  from  con- 
dition (b)  under  present  procedures  and  prices. 

Some  of  the  background  facts  relating  to  the  "New  York 
Streets"  area  were  given  in  the  description  of  the  South  End  dis- 
trict in  the  1941  report. 

The  following  brief  review,  however,  referring  more  specifi- 
cally to  the  "New  York  Streets"  area,  is  set  down  here  for  conven- 
ience of  reference o 
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The  land  was  filled  about  1845  and  developed  by  the  "South 
Cove  Corporation",  which  laid  out  lots  20'  x  45*  facing  on  streets 
SO  feet  wide.   On  these  lots  2-l/2-story  single-family  houses  were 
built c   During  a  land  boom  in  the  Eighties  these  houses  were  re- 
placed by  4-story  and  5-story  cheap  brick  tenements  with  no  set- 
backs and  with  excessive  land  coverage.   Throughout  a  consider- 
able area  insufficient  subsoil  drainage  and  poorly  protected  pil- 
ing have  caused  wet  cellars  and  structural  settlements.   Demoli- 
tions of  useless  buildings  have  been  many,  are  increasing,  and 
would  be  more  if  it  were  not  for  the  fear  in  some  cases  that  the 
buildings  next  to  the  demolition  would  collapse. 

Population  Character.  Housing  and  Social  Conditions,  Popula- 
tion Density.   Around  1900  the  population  was  largely  Jewish. 
U.  S.  Census  figures  for  1940,  covering  the  census  tract  1-2 
which  contains  the  "New  York  Streets"  area,  show  a  total  popu- 
lation of  4231  on  41.06  gross  acres,  or  103  people  per  gross 
acre,  consisting  of  56$  native  white,  31$  foreign-born  white,  12$ 
negro,  1$  other  non-white.   Of  the  native  whites  43$  were  17 
years   old  or  under,  of  the  negroes  35$,  of  other  non-whites  32$, 
of  foreign-born  whites  1$.   Of  the  total  child  population  83$  was 
native  white,  14$  negro,  2$  foreign-born  white,  1$  other  non- 
white.   Of  the  foreign-born  white  population  31$  was  Italian,  19$ 
Greek,  13$  Russian,  11$  from  Asia,  26$  various  other. 

In  1935  the  South  End  was  the  third  most  densely  populated 
area  in  Boston.   Prom  1930  to  1940  there  was  a  19$  drop  but  be- 
tween these  dates  there  was  a  peak  about  in  1935.   The  present 
(1940)  population  density  of  the  "New  York  Streets"  area  is  183 
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people  per  gross  acre  or  266  people  per  buildable  acre  (i.e., 
calculated  on  gross  area  minus  streets  and  playground),  -  this 
in  spite  of  many  vacant  lots  and  some  vacant  houses.   (See  Table 
III)o   The  population  density  of  the  "New  York  Streets"  area  has 
always  exceeded  the  average  of  Census  Tract  1-2. 

It  should  be  noted  that  the  above  present  population  fig- 
ure, for  the  "New  York  Streets"  area,  with  which  the  proposed 
population  figure  is  compared,  is  considerably  less  than  the  pop- 
ulation at  its  peak,  and  represents  only  a  temporary  condition,  a 
point  in  a  progressive  diminution  of  population  due  not  to  im- 
provements but  to  dilapidations. 

Present  Zoning  and  Present  Land  Use.  At  present  the  "New 
York  Streets"  area  is  zoned  for  general  business  with  a  height 
restriction  of  155  feet. 


TABLE  I 

REHABILITATION  STUDIES 
USES  AND  VALUES  OP  LAUD  IN  THE  NEW  YORK  STREETS  AREA  -  BOSTON,  MASSACHUSETTS 

Aa  Of  July  1,  1942. 


NOTE 
Figures    In   Square   Feet 
Unless  Otherwise  Noted 

PRIVATELY                   OWNED 

All  Taxed 

461,675   ■   62$ 

Business  &    Industry 
140,977    *   18.9? 

Residence 
301,953   -   40.6? 

Bank  Foreclosed 
18,745  -   2.5? 

1 

2 

3 

4 

5 

6 

7 

8 

KIND  OF  LAND  USE 

Lots   with  Oc- 
cupied  Bldga. 

Lota  with 
Vacant  Bldgs. 

Lota 
Vacant 

Lota   with  Oc- 
cupied  Bldgs. 

Lots   with 
Vacant  Bldgs. 

Lota 
Vacant 

Lota   wl th 
Vacant  Bldgs. 

Lota 

Vaoant 

AREA 

81,  598 

35,663 

23,716 

271,466 

6,920 

23,567 

9,673 

9,072 

Percentage 

10.9? 

4.8? 

3.2? 

36.5? 

0.9? 

3.2? 

1.3? 

1.2? 

TAX   ASSESSMENT    1940 
Land   and   Buildings 

$769,425 

$25,800 

51,009,875 

$23,700 

$33,200 

$12,200 

Percentage 

7,6.%% 

1.2? 

48.2? 

ML 

1.6? 

,0.6? 
TOTALS 
744, 198 

NOTE 
Figures   in   Square   Feet 
Unless  Otherwise  Noted 

OWNED                 BY                 C 
Not  Taxed 
269,518   •   36. 2? 

I  T  Y 

SEKI-PUBLIC 

Not  Taxed 

13,005  »   1.8? 

9 

10 

11 

12 

13 

14 

15 

KIND  OF   LAND  USE 

Streets 

Playground 

School   Area 

Tax  Porec] 
Lots  with 
Vacant  Bldgs. 

osed 
Lota 
Vacant 

Synagogue 
Oreek  Church 
2  Settlement 

AREA 

223,867 

7   100 

14,344 

1.586 

22,652 

13,006 

744,198 

Percentage 

30.1!? 

1.0? 

I.9J 

6.2* 

S.M 

1.8? 

100? 

TAX  ASSESSMENT   1940 
Land   and   Buildings 

$0.00 

7,200 

$8  5,000 

$4,000 

$22,700 

$100,100 

$2, 

393,200 

Percentage 

0.0? 

0.3? 

4.1? 

0.2? 

1.1? 

4.8? 

100? 
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The  various  actual  land,  uses  are  shown  on  Map  I„   The  pro- 
portions of  "Residence"  and  "Business  and  Industry"  are  shown 
in  figures  in  Table  I,  p0  16. 

The  presence  of  business  uses  on  the  first  floor  of  build- 
ings having  also  two  or  three  floors  of  residence  is  a  compli- 
cating factor  in  statistical  presentation  as  well  as  in  actual 
land  use.   The  area  figures  in  columns  1,  2,  4  and  5  in  Table  I 
have  been  arrived  at  by  pro-rating  the  ground  area  according  to 
the  relative  floor  area  of  the  two  uses  where  business  is  under 
residence.   The  tax-assessed  value  figures  in  this  table  for  these 
two  uses  in  the  same  building  had  to  be  likewise  approximated. 
In  Table  V,  however,  which  deals  with  land-assembly  costs,  the 
terms  "Residence"  and  "Business  and  Industry"  are  used  as  ap- 
plied by  the  Assessing  Department,  and  "Residence"  includes  bus- 
iness under  residence „ 

Business  under  residence  is  reasonably  successful  on  the 
main  streets.   On  the  small  streets,  however,  the  small  stores 
are  sometimes  wretched  in  appearance  and  some  are  abandoned. 

Character  of  Dwellings,  Rents.   All  but  a  few  of  the  build- 
ings contain  family  dwelling  units.   Seventy  per  cent  have  four 
tenements  and  23$  have  three.   The  tenements  average  4.16  rooms 
each.   For  the  U.S„  Census  tract  1-2,  including  the  "New  York 
Streets"  area,  the  1940  report  states  that  monthly  rentals  then 
averaged  $15.71  per  family  unit.   2.4$  were  under  $10.00;  29$ 
from  $10o00  to  $14.99;  58.2$  from  $15.00  to  $19<,99;  8„5$  from 
$20o00  to  $24.99;  1„3$  from  $25.00  to  $29.99;  and  0.1$  $30.00  and 
over.   In  this  same  census  tract  3$  of  the  dwelling  units  were 
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owrter- occupied,  78$  tenant-occupied  and  19$  vacant.   91$  of  the 
buildings  were  over  40  years  old.   52$  were  over  60  years  oldo 

In  1935  the  South  End  had  the  highe'st  rate  in  the  city  of 
new  cases  and  of  deaths  from  tuberculosis,  the  second  highest  in- 
fant mortality,  and  the  fifth  highest  juvenile  delinquency. 

In  1934,  31$  of  the  people  of  the  South  End  were  unemployed, 
the  fourth  highest  rate  in  the  city. 

In  1934,  various  welfare  and  assistance  payments  made  by  the 
city  in  the  South  End  totalled  $1,500,000,  averaging  $34„35  per 
capita  of  total  population  in  the  South  End„ 

Public  Utilities  and  Facilities .   The  present  through  streets 
touching  the  "New  York  Streets"  area  are  Harrison  Avenue,  within 
the  project,  about  54  feet  wide,  and  Albany  Street  on  the  east, 
80  feet.   All  the  others  are  30  feet  wide  except  Troy  Street, 
which  is  about  48  feet.   Paving,  curbs  and  sidewalks  are  reason- 
ably good. 

Elevated  electric  mass  transportation  tracks  run  over  Wash- 
ington Street,  connecting  the  area  directly  with  the  heart  of 
Boston  to  the  North  (Paneuil  Hall  is  one  mile  distant,  and  South 
Station  one  half  mile)  and  with  the  Roxbury  region  and  beyond  to 
the  south.   Dover  Street  leads  easterly  directly  to  the  whole 
South  Boston  dock  areas  (about  1-1/2  miles  to  the  Commonwealth 
Pier).   The  Broadway  Station  on  the  "Dorchester-Cambridge  tunnel" 
is  at  the  further  end  of  Broadway  bridge,  about  1200  feet  away. 
The  Dover  Street  Station  on  the  Everett-Forest  Hills  "elevated" 
Is  next  the  area,  at  the  corner  of  Dover  and  Washington  Streets. 
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Sewerage  and  water  supply  and  fire  protection  are  installed 
throughout  and  are  adequate.   Some  lines  are  old  hut  will  serve 
for  many  years  yet.   (A  map  showing  sewer  systems  according  to 
outfall,  with  pipe  sizes, is  available  in  the  Boston  Public  Works 
Department. ) 

Public  Schools.   The  "New  York  Streets"  area  is  adequately 
served  by  schools.   The  Andrews  School  within  the  area,  between 
Genesee  Street  and  Oswego  Street,  has  classes  from  kindergarten 
to  fourth  grade  inclusive.   This  is  an  old  building  but  still 
good,  and  central  to  the  area. 

The  School  facilities  easily  available  are  shown  on  the  fol- 
lowing table: 

PUBLIC  SCHOOLS  EASILY  ACCESSIBLE 
PROM  "NEW  YORK  STREETS"  AREA 

Figures  as  of  Sept.  1,  1941 

Range  of  Present  En- 

Name  of  School    Location     Instruction   Capacity   rollmOnt 


Andrews 

Genesee  to 
Oswego  St. 

K  to  4 

400 

227 

Abraham  Lincoln 

Arlington  to 
Fayette  St„ 

K  to  9 

1232 

847 

Franklin 
(for  girls) 

Hanson  St. 

4  to  8 

392 

192 

Waite 
(for  boys) 

Middlesex  to 
Shawmut  Ave . 

1  to  3 

176 

119 

John  J.  Williams 

Groton  St* 

K  to  3 

305 

187 

English  High 
(for  boys) 

Montgomery 
St. 

High 

3300 

2770 

Girls  High 
(within  1  mile) 

West  Newton 
St. 

High 

2721 

2307 

Continuation 
School 

Warrenton 
St. 

Continuation 

1050 

961 

Quincy 

Tyler  St. 

K  to  6 

1228 

337 
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Local  Outdoor  Recreation.   The  present  play  areas  consist 
of  one  space  of  7,100  square  feet,  recently  created  by  the  George 
Robert  White  Fund,  and  perhaps  3,500  square  feet  of  usable  play 
space  in  the  Andrews  School  yard,  a  total  of  10,600  square  feet 
for  a  population  of  3,130  people,  being  3.4  square  feet  per  per- 
son.  The  immediately  adjacent  districts  are  hardly  better  pro- 
vided.  The  rough  minimum  standard  advocated  by  the  National  Re- 
creation Association  is  one  acre  per  1000  people  or  about  43  sq. 
feet  per  person,  for  playgrounds.   No  further  comment  is  neces- 
sary. 

General  Outdoor  Recreation.   Good  transportation  facilities 
give  the  project  a  fair  accessibility  to  the  general  recreation 
areas  of  Boston,  and  some  areas  are  not  out  of  actual  walking 
distance,  e.g.,  Boston  Common,  one-half  mile,  Charles  River  Em- 
bankment, three-quarters  of  a  mile,  Columbia  Park,  one  mile,  the 
Strandway,  one  mile  and  a  half. 

Employments  of  Present  Population.   The  United  States  Census 
of  1940  give3  the  principal  employments  of  the  population  of  Tract 
1-2  (containing  the  project  area)  as  follows: 

Class 

Service  workers  (except 

domestic) 
Operatives  and  kindred 

workers 
Craftsmen,  foremen,  etc. 
Clerical,  sales,  etc. 
Laborers 
Others,  various 
Total  on  wage  or  salary 
On  public  emergency  work 
"Seeking  work"  ■ 
Total  labor  force 
Total  not  in  labor  force 
Total,  14  years  old  and  over  3304 


%   of 

total 

Number 

labor 

force 

333 

19.5 

307 

18.0 

137 

8.1 

130 

7.6 

91 

5.3 

144 

8.4 

1142 

66.9 

138 

8.1 

428 

25.0 

1708 

100.0 

1596 
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The  small  percentage  of  laborers,  In  an  area  so  near  to  the 
docks,  is  noticeable „   The  racial  tendencies  of  the  inhabitants 
probably  are  a  strong  factor  here„   Places  of  employment  for  all 
the  main  classes  of  workers  here  enumerated  are  obviously  near  at 
hando 

Availability  of  Purchasing  Areas.   Local  shopping  is  amply 
provided  (indeed  over-provided)  on  Harrison  Avenue,  Washington 
Street  and  Dover  Street,  as  well  as  farther  away.   The  central 
Boston  shopping  area,  or  that  part  of  it  most  likely  to  be  used 
by  those  living  in  the  project,  is  not  over  a  mile  away. 

Financial  Difficulties.   Tax  foreclosures  are  increasing. 
In  1941  roughly  17%   of  the  parcels  were  tax  delinquent.   In  1931 
only  two  parcel s  had  been  taken  for  taxes  by  the  city.   In  1940 
the  city  owned  21  such  parcels. 

Many  lots  are  mortgaged  to  banks,  whose  plight  is  worse  than 
the  city's,  in  that  they  can  find  no  profitable  use  for  the  prop- 
erty which  they  take  by  foreclosure,  but  still  pay  taxes  upon  it 
at  a  tax-assessment  no  longer  representing  its  earning  capacity. 

In  the  six  blocks  between  Way  and  Troy  Streets,  out  of  about 
243  parcels,  14  are  now  held  by  banks  on  foreclosure,  and  half  of 
these  lots  are  now  vacant.  (See  Map  2).  How  many  more  parcels  may 
be  in  difficulties  with  bank  loans  cannot  easily  be  determined, 
but  there  must  be  a  considerable  number.   How  many  may  be  involved 
in  private  loans,  there  is  no  way  of  telling;  but  it  is  known  that 
banks  have  eagerly  sold  some  of  their  claims  to  private  persons 
at  much  reduced  valuation „ 
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Tax  Assessment.   Tax  values  (see  Maps  3  and  4,  pp.  26,  27) 
have  declined  steadily  since  the  boom  of  1928,  making  the  present 
assessed  values  in  many  cases  less  than  the .hook  value  of  mort- 
gaged property.   In  1940  the  hook  value  of  foreclosed  property 
of  twenty- six  savings  hanks  in  the  South  End  was  $412,133,  hut 
the  assessed  value  of  these  same  parcels  was  only  $282,000. 
These  same  savings  banks  had  outstanding  mortgages  of  $1,846,386 
in  the  South  End  and  the  assessed  value  of  these  properties  was 
$2,360,800.   The  South  End  assessed  values  had  dropped  33. 8$. from 
1925  to  1940.   The  "New  York  Streets"  values  had  declined  about 
43$.   The  decline  for  the  whole  city  was  19.2$.   Since  there  was 
a  peak  in  values  about  1928  which  much  exceeded  the  values  of 
1925,  the  decline  since  1928  to  1940  was  actually  much  steeper 
than  the  above  figures  indicate. 


TABLE  II 

REHABILITATION  STUDIES 
COVERAGE,    PRESENT  AND  PROPOSED,    IN  THE  NEW  YORK   STREETS   AREA   -   BOSTON,    MASS. 

As  Of  July  1,    1942 


Figures   In  Square   Feet 
Unless  Otherwise   Noted 

BUSINESS  AND 
INDUSTRY 

RESIDENCE 

TOTAL 
NET   AREA 

RELIGIOUS   AND 
CHARITABLE 

SCHOOL 

STREETS 

PLAYGROUND 

TOTAL 
AREA 

1 

2 

3 

4 

5 

6 

7 

8 

AT  PRESENT 
July  1942 

BUILDING 

87,785 

226,840 

314,625 

9,912 

6,725 

0 

0 

ATTACHED 
LAND 

16,952 

75,298 

92,250 

3,093 

7,619 

0 

0 

VACANT 
LAND 

23,716 

55,291 

79,007 

0 

0 

223,867 
Open  Land 

7,100 
Open  Land 

TOTAL 
AREA 

128,453 

357,429 
8.2AC. 

485,882 

11.2AC 

13,005 

14,344 

223,867 

7,100 

744,198 
17.1AC. 

COVERAGE 

68.  3,< 

63.5# 

64. 7% 

76  .2J? 

46. 95? 

44.5JS 

PROPOSED 

BUILDING 

0 

148,690 

148,690 

0 

6,725 

ATTACHED 
LAND 

0 

1365,618 

1365,618 

0 

7,619 

APPURTENANT 
OPEN   IAND 

0 

0 

0 

172,946 
Open  Land 

42,600 
Open  Land 

TOTAL 
AREA 

0 

514,308 
11.8AC. 

514,308 
11.8AC 

0 

14,344 

172,946 

42,600 

744,198 
17.1AC. 

COVERAOE 

0 

28. 9# 

28.95? 

0 

46.95? 

20.95? 
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PROPOSED  CONDITIONS 

Proposed  Major  Land  Use  to  be  Residence.   Prom  the  preceding 
case-history  and  from  the  master  plan  studies,  it  was  determined 
that  the  use  of  the  general  region  including  the  "New  York 
Streets"  area  would  "best  he,  as  it  always  has  been,  low-cost  res- 
idential with' ancillary  business  only  on  chosen  streets.   The 
principal  reasons  for  this  are  (a)  possibility  of  continued  use 
of  much  of  the  existing  utilities  and  facilities,  (b)  proximity 
and  easy  transportation  to  employment  and  to  shopping  opportuni- 
ties of  appropriate  kinds,  (c)  proximity  to  indoor  recreation, 
and  the  possibility  of  providing  sufficient  small  local  outdoor 
recreation  areas  as  a  part  of  wholesale  replanning. 

TABLE  III 

REHABILITATION  STUDIES 
POPULATION  DENSITY  OF  THE  NEW  YORK  STREETS  AREA  -  BOSTON,  MASS. 

July  1,  1942 


POPULATION 

DWELLING 
UNITS 

PERSONS 

PER     ACRE 

Per  Gross  Area 
7*1,198°'«  17.1  Ac. 

Per  Net  Residential  Area 
357,429°'»  8.2  Ac. 

PERSONS 

.FAMILIES 

PERSONS 

FAMILIES 

PERSONS 

FAMILIES 

1930 

4006 

1145* 

1145 
Estimated 

234 

67 

488 

140 

1940 

3130 

895* 

Not 
Recorded 

183 

57.3 

381.7 

109.1 

PROPOSED 
July  1,1942 

2989* 

854 

854 

174.8 

744,198°'= 

49.9 
17.1  Ac. 

253.3 
514,308"= 

72.4 
11.8  Ac. 

*  At  3.5  Persons  Per  Family 


Revised  Dec. 1942 


Proposed  Population  Density.   It  is  proposed  to  design  for 
49.9  families  per  acre  gross,  72.4  per  buildable  acre  of  area, 
i.e.,  total  area  minus  streets  and  playgrounds.   This  density 
seems  reasonable  for  this  class  of  development  in  this  place,  as 
a  part  of  a  master  population  plan  for  Boston  (now  under  prepara- 
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4-6 
6-8 
•  -IS 


OVER      415 


TOTAL     FOR     LAUD  AND    BUILDINGS 
PER   SQUARE    FOOT 


BOUNDARY    OF    AREA 


L 


SOURCE,-  CITY    ASSESSING    DEPARTMENT 


CITY     PLANNING   BOARD 

BOSTON         MASS- 
REHABILITATION       STUDY 
NEW    YORK      STREETS     AREA 

ASSESSED        VALUES 
I  925 

no'      40'        o'  80*  ifco' 

MARCH      1943 
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tion  in  tentative  form).   It  is  true  that  49.9  families  per  gross 
acre  would  be  an  unduly  high  density  as  at  present  found  under 
insufficiently  regulated  private  initiative;  but  where  the  whole 
area  is  carefully  designed  and  the  buildings  disposed  to  provide 
proper  light,  air,  access  and  all  amenities,  this  density  is  be- 
lieved to  be  not  excessive.   The  use  of  this  relatively  high 
density  here  infers,  of  course,  on  the  basis  of  a  stable  popula- 
tion for  all  Boston,  a  relatively  lower  density  where  more  ap- 
propriate in  some  other  district. 

TABLE  IV 

REHABILITATION  STUDIES 

NUMBER  OF  ROOMS  PER  FAMILY  -  PROPOSED* 

FOR  THE  NE'.V  YORK  STREETS  AREA  -  BOSTON,  MASS. 

July  1,  1942 


ROOMS  PER  FAMILY  UNIT 

3 

4 

5 

6 

TOTAL 

TOTAL  NUMBER  OF 
UNITS  OF  EACH  CLASS 

282 

309 

242 

21 

854 

%   OF  EACH  CLASS 
TO  TOTAL 

33.0 

36.2 

28.3 

2.5 

100.0 

TOTAL  ROOMS  IN  EACH 
CLASS  EXCLUDING  BATHS 

846 

1,236 

1,210 

126 

3418 

Revised  Dec. 1942 
*  This   Information  As  To  Present  Conditions 
Would  Be   Expensive   To  Obtain  And  Almost  Worthless 


Proposed  Zoning.   It  is  suggested  that  this  area  (as  well  as 
some  other  near-by  areas)  be  zoned  for  residence  only,  according 
to  a  revised  general  zoning  plan,  though  in  near-by  areas  where 
the  streets  better  fit  such  use  there  should  remain  sufficient 
local  stores. 

Proposed  Recreation  Areas „   It  is  proposed  to  furnish  play 
lots  totalling  22,600  square  feet,  and  a  central  play  space  of 
35,130  square  feet,  totalling  with  the  present  play  areas  68,700 
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square  feet  for  2681  people  or  22  square  feet  per  person,  -  still 
small,  but  enough  for  necessarily  local  play.   Other  play  can 
better  be  provided  for  elsewhere  as  other  areas  are  rehabilitated. 

Size.   Unity  of  Project  Area.   To  make  possible  the  presenta- 
tion of  definite  and  comparable  data  and  calculations,  the  "sam- 
ple area"  is  chosen  within  a  definite  boundary  line.  (See  Plan  A). 

This  area  covers  17.1  acres,  smaller  than  normal  for  a  real- 
ly efficient  "neighborhood",  but  having  natural  barriers  formed 
by  the  sunken  railroad  tracks  on  the  north,  where  the  Thorough- 
fare Master  Plan  provides  for  the"B  &  A  Highway",  an  artery  con- 
necting down  town  Boston  with  points  to  the  west  of  the  city. 
This  express  highway  is  planned  to  use  the  widened  location  of 
Motte  and  Way  Streets,  and  to  provide  for  this  a  set-back  of  45 
ft.  is  proposed  between  the  project  and  Way  Street.   Washington 
and  Dover  Streets, on  the  west  and  south,  carry  elevated  tracks 
and  congested  traffic.   These  two  streets  are  not  good  for  dwel- 
ling frontage,  and  as  their  future  widening  is  under  considera- 
tion the  lots  facing  on  them  are  not  included  in  the  calculated 
sample  area.   Albany  Street  on  the  east  is  bordered  on  its  east- 
ern side  by  commercial  property  abutting  on  the  Port  Point  Chan- 
nel.  The  commercial  use  of  this  property  is  not  now  great,  but 
no  other  or  more  attractive  use  is  likely  until  the  Channel  ul- 
timately is  filled,  and  this  will  not  be  until  all  South  Bay  is 
filled.   Meantime  -  and  indefinitely  -  Albany  Street,  which  is 
proposed  as  a  part  of  the  improved  arterial  system  in  the  Thor- 
oughfare Master  Plan  -  will  carry  heavy  mixed  traffic.   There- 
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fore,  for  a  considerable  time  in  the  future,  the  backing  of  resi- 
dences on  this  street,  with  set-backs  as  shown,  seems  reasonable. 

Site  Plan,  Present  and  Proposed.  From  many  plans  showing 
existing  conditions  in  detail  and  alternative  proposals  for  im- 
provement, two  drawings,  reduced  for  diagrammatic  presentation, 
are  submitted  herewith.  Map  5,  p.  32,  shows  the  present  street 
pattern,  lot  lines  and  buildings  (as  of  June  1,  1942).  Plan  A, 
p.  33,  shows  a  proposed  reconstruction  with  revised  street  plan 
and  new  buildings,  except  the  row  of  old  apartments  on  the  south 
side  of  Rose  Street,  which  are  proposed  to  be  rehabilitated. 

It  is  to  be  noted  that  alternate  minor  streets  are  proposed 
to  be  closed,  and  the  added  space  used  for  residence  or  recrea- 
tion.  The  proposed  buildings  are  three-story  apartments,  mostly  in 
groups  around  courts,  open  to  the  south.   Each  group  has  its  own 
little  children's  playground,,   The  present  Andrews  School  is 
centrally  located;  and,  with  additional  playground,  is  sufficient 
as  the  local  school,  other  different  schools  being  near  by. 

EXPENSE  AND  INCOME  OF  THE  REDEVELOPMENT  AGENCY  PROJECTS  (1)  ,  ("2)  ,  (3) 

Table  V  is  a  part  of  the  financial  statement  of  the  pro- 
posed Redevelopment  Corporation  and  contains  in  brief  form,  set 
up  in  such  a  way  as  to  be  related  to  the  other  tables  and  plans 
picturing  the  present  state  of  the  area,  an  estimate  of  the  cap- 
ital costs  of  acquiring  the  real  estate  and  redeveloping  the 
area,  for  projects  (1)  and  (2). 
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TABLE  V 


REHABILITATION  STUDIES 

COST  OP  REDEVELOPMENT  TO  REDEVELOPMENT  CORPORATION 

FOR  THE  NEW  YORK  STREETS  AREA  -  BOSTON,  MASS. 

PROJECTS  1  AND  2 

July  1,1942 


A.   COST   OF   LAND   AND   BUILDINGS   BOUGHT 

1 

2 

3 

4 

5 

OWNED  BY  CITY 

AREA 
Sq.  Ft. 

TAX  ASSESSED 

VALUE 

ESTIMATED  PRICE  TO 
DEVELOPMENT  CORPORATION 

LANr 

BUILDINGS 

LAND 

BUILDINGS 

STREETS,  NET  AREA 
Abandoned  By  City 

50,921 

0 

0 

0 

0 

TAX  FORECLOSED    TOTAL 
Land  With  Vacant  Bldgs. 
Vacant  Land 

24,207 

1,555 

22,652 

$22,700 

$4,000 

$16,536 

^pc  p  Ode, 

OWNED  BY 
INDIVIDUALS 

BUSINESS  AND  INDUSTRY 
Land  With  Occupied  Bldgs. 
Land  With  Vacant  Bldga. 
Vacant  Land 

69,074 
35,663 
23,716 

]■  242,000 
25,800 

482,000 
0 

104,737 
11,858 

162,750 
0 

RESIDENCE 

Land  With  Occupied  Bldgs. 
Land  With  Vacant  Bldgs. 
Vacant  Land 

283,990 

6,920 

23,567 

j  302,300 
23,700 

752,500 
0 

195,458 
11,783 

509,367 
0 

OWNED  BY  BANKS 

Land  With  Vacant  Bldgs. 
Vacant  Land 

9,673 
9,072 

11,500 
12,200 

21,700 
0 

3,833 
4,536 

7,233 
0 

OWNED  BY  RELIGIOUS  AND 
CHARITABLE  BODIES 

13,005 

30,800 

69,300 

13,005 

34,650 

TOTALS 

549,808 

$671,500 

$1,329,500 

$361,746 

$716,332 

COL. 

Additional  Playground  24,500  Sq.  Ft.  To  Be  Bought  By  City   -52,920 

A.  TOTAL  -   $1,025,158 

B.  COST  OF  BUILDINGS  CONSTRUCTED 

Volume      5,041,600  Cu.  Ft.  §  37/  ■               $1,865,392 
Remodelling   22  Old  Buildings  @  $3,000  ■               66,000 

C.  PROFESSIONAL  FEES 

Realtor,  Lawyer,  Planner,  Architect,  Engineer,  Etc.  -    99,400       $2,030,792 

D.  SUBTOTAL  OF  A  +  B  +  C  =  COST  OF  LAND  &  ELDGS.                    $3,055,950 

E.  FINANCING  DURING  CONSTRUCTION 

TAXES  On  All  Land,  ♦  Buildings  Bought  For  Remodelling 
At  Present  Rate  $715,425  @  $41  Per  Thousand  For  1  yr.-  29,332 

INTEREST  ON  A. 
$1,025,158  @  4%   For  l  yr,  -                        41,006 

CONSTRUCTION  LOAN  ON  NEW  WORK 
B  +  C  -  $2,030,792  ©   4$  For  l/2  yr.  -                 40,616         110.954 

F.  TOTAL  CAPITAL  COST                                             $3,166,904 
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TABLE   VI 


REHABILITATION   STUDIES 
ANNUAL  COSTS  TO  REDEVELOPMENT  CORPORATION 

PROJECTS   1    AND  2 
July  1,1942 


A.  FINANCING  OF  CAPITAL  COST  -   PER  YEAR 

First  Loan,    For  37.7  Years  -  80#  Of  $3,166,904    ■  $2,533,523 

Interest  @  3%  And  Amortization  Starting  At 

1  1/2$  And   Increasing  As  The    Interest  Decreases  $2,533,523  @  4  l/2#  "$114,009 
Equity  =  20#  Of  $3,166,904  -   $633,381 
Interest   On  Equity  $633,381  ©  6%  -  38 r 003 

SUBTOTAL  $152,012 

B.  MAINTENANCE  AND   MANAGEMENT  v         ' 

Rooms  3,418  @  $45  Per  Year  $153,810 

C.  TAXES,  Frozen  As  Equalling  Present  City  Assessment 

For  The  Area  $1,900,900  @   $41  Per  Thousand  ■  77,937 

D.  TOTAL  ANNUAL  COSTS  $383,759 


TABLE  VII 

REHABILITATION  STUDIES 
ANNUAL    INCOME   TO   REDEVELOPMENT   CORPORATION 
July  1,1942 


PROJECT   1  PROJECT  2 

$17.50   -  35.00     Rental  Range  $35   -  55 

A.  REMODELLED  APARTMENTS 

88  Suites  Of  5  Rooms  @   $17.50  Per  Month*  $1,540     @  $35  Per  Month  -  $3,080 

B.  NEW  BUILDINGS 

282  Suites  Of  3  Rooms  @  $17.50  Per  Month*  4,935     @  35  Per  Month  »   9,870 

309    "     "   4   "    "   17.50   "     "   «  5,408     M   42   n     "  12,978 

154    "     "   5   "    "   22.50   "     "   =  3,465     "   48   "    ■  7,392 

12    "     »   e   n    »   27.50   "     "   -   330     "   55   "     "  »  660 

9    "     "   6    "    "   35.00   "     "   =   315     "   55   "     "  495 

854  TOTAL  SUITES                      $15,993  Total  Per  Month  $34,475 

-  160  Less  1  %   Vacant  -  345 

15,833  Rent  Per  Month  34,130 

TOTAL  INCOME  §189,996  Rent  Per  Year  $409,560 


Table  VI  sets  forth  the  ensuing  annual  costs  for  projects  (1) 
and  (2) 

Table  VII  shows  annual  Income  to  the  Redevelopment  Corpora- 
tion, being  an  estimate  of  the  rentals  which  might  he  expected 
to  be  received  from  the  area,  (a)  as  redeveloped  for  the  popula- 
tion and  rental  range  assumed  in  project  (1)  and  (b)  for  the  pop- 
ulation and  rental  range  of  project  (2).   A  comparison  of  the  to- 
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TABLE   VIII 
COST   OF   DEVELOPMENT   TO   REDEVELOPMENT   CORPORATION      QN   VACANT    TAND   -   BOSTON,    MASS. 

PROJECT  3     July  1,1942 


A. 

B. 

COST  OF  LAND  -  744,198  Sq.  Ft.  @  36(zf  Per  Sq.  Ft.  =    $267,911 
Land  Purchased  By  City  For  Playground 

42.600  Sq.  Ft.  ©  Z&i   Per  Sq .  Ft.  ■     -15.336 

TOTAL  A. 
COST  OF  BUILDINGS  CONSTRUCTED 

=  -   $252,775 

Volume  =  5,792,124  Cu.  Ft.  @  37(zf  Per  Cu.  Ft.    =  $2,143,086 

C. 

PROFESSIONAL  FEES 

D. 

Realtor.  Lawyer,  Planner,  Architect,  Engineer.  Etc.=    99,400 

TOTAL  B  +  C 
SUBTOTAL  OF  A  +  B  +  C  =  COST  OF  LAND  &  BLDGS.       = 

=  $2,242,486 

$2,495,061 

E. 

FINANCING  DURING  CONSTRUCTION 
TAXES  On  Land  At  Present  Rate 
Present  Assessed  Value  =  $535,824  @   $41  Per  Thousand^  21,969 

Interest  On  A. 
$252,575  @  4t%   =                                    10,103 

Construction  Loan  On  New  Work 

F. 

B  +  C  =  $2,242,486  @  4%   For  l/2  Year  =               44.850 

TOTAL  E. 
TOTAL  CAPITAL  COST 

=    $76,922 

$2,571,983 

TABLE  IX 
ANNUAL   COSTS   TO   REDEVELOPMENT   CORPORATION 
PROJECT  3       July  1,1942 


A.  FINANCING   OF   CAPITAL  COST   -    PER  YEAR 

First  Loan,  For  37.7  Years  =  80$  Of  $2,571,983=2,057,586 
Interest  @  Z%   And  Amortization  Starting  At 

14  %   And  Increasing  As  The  Interest  Decreases  $2,057,586  @  4*  %   =     $92,591 
Equity  =  20$  Of  $2,571,983  =  $514,397 
Interest  On  Equity  $514,397  @  6%  -  30 ,864 

B.  MAINTENANCE   AND   MANAGEMENT  TOTAL  A.=      $123,455 

Rooms  3418  @  $45.00  Per  Year  $153,810 

C.  TAXES, Land  744,198  Sq.Ft.  @   36^  Per  Sq.Ft.  $267,912 

Buildings  2.571.983 

Fair  Cash  Value  $2,839,895  @  $10  Per  Thousand  28,399 

5%  Of  Gross  Income  $409,560  @  5%                                   20.478 

(Self  Supporting  Basis)  TOTAL  C.  =  $48,877 

D.  TOTAL  ANNUAL  COSTS  $326,142 


TABLE  X 

ANNUAL   INCOME   TO   REDEVELOPMENT   CORPORATION 

PROJECT  3         July  1,1942 


NEW  EUILDIKGS 

282  Suites  Of  3 

Rooms 

@ 

$17.50 

Per 

Month  = 

309   "    "4 

n 

n 

17.50 

11 

n   — 

88   "    "5 

it 

It 

17.50 

ti 

"   ■ 

154   "    "5 

n 

11 

22.50 

ti 

it   - 

12   "     »   6 

n 

It 

27.50 

it 

it   - 

9   "    "6 

11 

tt 

35.00 

it 

tt      m 

854  TOTAL  SUITES 

TOTAL  H 

$4,935 

5,408 

1,540 

3,465 

330 

315 

Total  Per  Month  $15,993 

Less  1%   Vacant     -  160 

Rent  Per  Month   $15,833 

Rent  Per  Year   $189,996 
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tals  of  Tables   VI  and  VII  is,  therefore,  a  test  of  the  sound- 
ness of  these  plans  and  set-ups  from  the  point  of  view  of  the 
Redevelopment  Corporation,  granting,  of  course,  the  soundness  of 
the  many  assumptions  as  to  units  of  cost. 

Table  VIII  similarly  gives  the  capital  cost  for  project  (3). 

Table  IX  gives  the  annual  cost  for  project  (3)  and  Table  X 
gives  the  corresponding  income.   The  income  from  rents  to  the 
corporations  developing  (2)  and  (3)  would  not  "be  greatly  changed, 
whether  the  two  projects  were  undertaken  simultaneously  or  not. 

The  procedure  of  the  Redevelopment  Corporation  and  its  prof- 
it or  loss  interlocks,  of  course,  with  the  procedure  of  the  city 
and  the  profit  or  loss  which  will  thus  appear  in  the  finances  of 
the  city. 

EXPENSE  AND  INCOME  TO  THE  CITY.  Projects  (1),  (2),  (3),  (4). 

Table  XI  shows  the  effect  upon  the  city  finances  of  pro- 
jects (1)  and  (2)  in  the  "New  York  Streets"  area,  and  of  project 
(3)  in  the  vacant  area. 

In  the  preparation  of  the  figures  showing  the  income  and 
outgo  for  the  city  in  reference  to  these  four  alternative  proj- 
ects,  among  many  sources  of  information, including  the  direct  in- 
vestigations and  general  records  of  the  Board  the  following  were 
the  most  important. 

(1)  The  Highway  Division,  the  Sewer  Division  and  the  Water 
Division  of  the  Public  Works  Department  of  the  City,  as 
to  existing  facilities,  their  present  condition,  and 
conceivable  costs  of  similar  structures. 

(2)  The  records  of  the  School  Department. 

(3)  The  records  of  the  Park  Department. 
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TABLE  XI 


REHABILITATION    STUDIES 
COMPARISON    OF    INCOME   AND  COST   TO   THE  CITY 
AS   AFFECTED  BY   SAMPLE    AREAS 
July   1,1942 


NEW      YORK      STREETS      AREA 

VACANT^       AREA 

PROJECT      1 
RENTAL  RANGE 
$17.50-35.00 

PROJECT      2 
RENTAL  RANGE 
$35.00-55.00 

P  F 
F 

1 

0    J  E   C    T      3 
ENTAL  RANGE 
17.50-35.00 

A 

B 

C 

D 

E 

F 

G 

CITY  SERVICES 

PRESENT 

COSTS 
WITHIN 

AREA 

PROPOSED 

COSTS 

WITHIN 

AREA 

PROPOSED 
COSTS 
WITHIN 

AREA 

LOSSES 
OUTSIDE 

AREA 
COL.A-C 

PRESENT 

COSTS 

WITHIN 

AREA 

PROPOSED 

COSTS 

WITHIN 

AREA 

SAVING 

OUTSIDE 

AREA 

1.    COUNTY   COURTS             TOTAL 
Service  Rendered 
Assessed  Value 

|12,682 

11,696 

986 

$9,364 

8,378 

986 

$5,454 
4,468 

986 

$7,228 
7,228 

$   251 
251 

$9,364 

8,378 

986 

$8,378 
8,378 

2.    DEBTS   &   GEN. PURPOSES    " 
Service  Rendered 
Assessed  Value 

12,891 
12,891 

12,891 
12,891 

12,891 
12,891 

3,296 
3,296 

3,296 
3,296 

3.    FIRE    DEPARTMENT        TOTAL 
Service  Rendered 
Assessed   Value 

15,224 

12,994 

2,230 

8,435 
6,205 
2,230 

7,194 
4,964 
2,230 

1,142 

1,142 

8,435 
6,205 
2,230 

4.    HEALTH  DEPARTMENT   TOTAL 
Service  Rendered 
Assessed  Value 

2,402 

1,996 
406 

1,359 
953 
406 

1,168 
762 
406 

1,234 
1,234 

103 
103 

1,359 

953 
406 

953 

953 

5.    HOSPITAL   DEPARTMENT      " 
Service  Rendered 
Assessed  Value 

20,398 

19,418 

980 

10,252 

9,272 

980 

8,398 

7,418 

980 

12,000 
12,000 

199 
199 

10,252 

9,272 

980 

9,272 
9,272 

6.    INSTITUTIONS   DEPT .         " 
Service   Rendered 
Assessed  Value 

12,598 

12,286 

312 

9,112 

8,800 
312 

3,245 

2,933 

312 

9,353 
9,353 

70 
70 

9,112 

8,800 

312 

8,800 
8,800 

7.    LIBRARY  DEPARTMENT        " 
Service  Rendered 
Assessed  Value 

1,349 
1,349 

1,744 

1,744 

2,092 

2,092 

345 
345 

1,744 
1,744 

8.    PARK  DEPARTMENT        TOTAL 
Service  Rendered 
Assessed  Value 

1,636 

1,636 

8,011 
8,011 

8,011 
8,011 

418 

418 

8,403 
8,403 

9.    POLICE   DEPARTMENT   TOTAL 
Service  Rendered 
Assessed  Value 

13,730 

10,702 

3,028 

10,693 
7,665 
3,028 

6,094 
3,066 
3,028 

7,636 
7,636 

1,562 
1,562 

10,693 
7,665 
3,028 

7,665 
7,665 

10.    PUBLIC   WORKS   DEPT.      " 
Service  Rendered 
Assessed  Value 

28,344 
26,492 

1,852 

21,333 

19,481 

1,852 

21,333 

19,481 
1,852 

473 
473 

41,229 

37,655 

3,574 

11.    SCHOOL  DEPARTMENT        " 
Service  Rendered 
Assessed  Value 

74,564 
74,  564 

71,209 
71,209 

71,209 
71,209 

3,355 
3,355 

77,959 
77,959 

59,104 
59,104 

12.    PUBLIC   WELFARE           TOTAi. 
Service   Rendered 
Assessed  Value 

101,973 

101,609 

364 

73, 142 

72,778 
364 

58,586 

58,222 

364 

43,387 
43,387 

93 
93 

73,142 

72,778 
364 

72,778 
72,778 

13.    SOLDIERS  RELIEF        TOTAL 
Service  Rendered 
Assessed  Value 

3,437 

3,175 

262 

3,294 

3,032 

262 

1,778 

1,516 

262 

1,659 
1,659 

67 
67 

3,294 

3,032 

262 

3,032 
3,032 

14.  TOTAL   COST 

15.  "         INCOME 

16.  NET   COST  WITHIN   AREA 

17.  "           "      OUTSIDE  AREA 

18.  TOTAL  NET  COST 

19.  TOTAL  NET   SAVING 

301,228 

88,167 

213,061 

213,061 
(COL. A- 

240,839 
•92,019 
148,820 

148,820 
B)64,241 

207,453 

82,575 

124,878 

210,730(C 
2,331(C 

85,852 

85,852 

OL.C+D) 
OL.A-C) 

8,019 

19,931 

**11,912 

258,282 
51,974 

206,308 

48,238   C 

169,982 
OL.F-(G-E) 

•  Licenses  &  Fees  Outside   10,158  +  Income    Inside  81,861  "  92,019 
*»  Present   Income  Becomes   Loss  Under  Proposed  Costs 

Figures  under  Columns  A,B,C,D,E,F  &  G  are   PER  ANNUM 
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(4)  The  City  Real  Estate  Division  as  to  property  now  held  by 
the  City  having  been  taken  for  taxes „ 

(5)  The  Savings  Banks  Association  as  to  property  held  by 
banks  on  foreclosed  mortgages „ 

(6)  The  records  of  the  Assessing  Department  as  to  assessed 
value  of  all  the  separate  parcels  of  property, 

(7)  The  Real  Property  Inventory,  prepared  by  the  Board,  as 
to  the  kind  and  condition  of  the  buildings. 

(8)  The  Income  and  Cost  Survey  of  the  City  of  Boston,  pre- 
pared by  the  Board,  showing  an  allocation  of  the  total 
costs  and  income  of  the  City  to  the  various  Federal  Cen- 
sus districts  according  to  a  series  of  items  each  deter- 
mined by  a  consistent  procedure  which  took  into  account 
assessed  value,  taxes  and  fees  received,  population, 
service  to  persons  and  service  to  property. 

These  various  figures  were  originally  collected  from  differ- 
ent points  of  view,  at  different  times,  and  with  reference  to 
different  units  of  area. 

Much  calculation  and  some  assumption  was  necessary  to  make 
the  figures  apply  to  the  area  of  the  project  and  to  a  date  of 
common  reference.   The  total  mass  of  figures  is  too  voluminous 
for  inclusion  in  the  present  report.   Table  XI  is  a  summary  state- 
ment . 

The  itemized  headings  1  to  13  in  the  left-hand  column  are 
those  of  the  Income  and  Cost  Report,  and  the  figures  In  Column  A 
are  adapted  from  that  report,  showing  the  City  costs  for  the  "New 
York  Streets"  area  in  1940.   Column  B  shows  the  estimated  costs 
if  project  (1)  were  carried  out.   Column  C  shows  the  costs  of 
project  (2),  as  they  would  be  referred  to  the  area  itself,  while 
Column  D  shows  such  costs  caused  by  project  (2)  as  would  be  re- 
ferred to  areas  outside  the  project.   Column  E  shows  present  costs 
of  the  vacant  area,  and  columns  P  and  G  respectively  the  costs 
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resulting  from  the  construction  of  project  (3)  which  would  be  re- 
ferred to  the  project  site  and  the  savings  caused  by  project  (3) 
which  would  be  referred  to  areas  outside  the  project „ 

TABLE  XII 

REHABILITATION  STUDIES 
SUMMARY  -  COMPARISON  OF  CITY  AND  COBPORATICN  INCOME  AND  COSTS 
July  1,1942 


NEW  YORK   STREETS   AREA 

VACANT  AREA 

COMBINATION 

PROJECT  1 
RENTAL  RANGE 
$17.50-35.00 

PROJECT  2 
RENTAL  RANGE 
$35.00-55.00 

PROJECT  3 
RENTAL  RANGE 
|17.50-35.00 

PROJECT  2 
RENTAI 
S35. 00-55. 00 

PROJECT  3 
RANGE 
ft 17. 00-36. 00 

A.  CITY  PRESENT 

1.  OUT-GO 

2.  INCOME 

3.  PROFIT 

4.  LOSS 

H 

I 

J 

K 

L 

$301,228 
88,167 

213,061 

$301,228 
88,167 

213,061 

i   8,019 
19,931 
11,912 

$301,228 
88,167 

213,061 

$  8,019 
19,931 
11,912 

B.  CITY  PROPOSED 

5.  OUT-GO  ON  SITE 

6.  "   "   OFF  SITE 

7.  "   "   TOTAL 

240,839 
240,839 

207,453 

85,852 

293,305 

258,282 
258,282 

207,453 
207,453 

258,282 
258,282 

C.  CITY  PROPOSED 

8.  INCOME  ON  SITE 

9.  "OR  SAVINGS  OFF  SITE 
10.  INCOME  TOTAL 

81,861 
10,158 
92,019 

82,575 
82,575 

51,974 
169,982 
221,956 

82,575 
82,575 

51,974 
169,982 
221,956 

D.  CITY 

11.  PROFIT              (7-10) 

12.  LOSS               (7-10) 

13.  DIMINUTION  OF  LOSS  (4-12) 

14.  INCREASED  LOSS      (3-12) 

148,820 
64,241 

210,730 
2,331 

36,326 
48,238 

124,878 
88,183 

36,326 
48,238 

E.  CORPORATION  PROPOSED 

15.  OUT-GO 

16.  INCOME 

17.  PROFIT 

18.  LOSS 

383,759 
189,996 

193,763 

383,759 

409,560 

25,801 

326,142 
189,996 

136,146 

383,759 

409,560 

25,801 

326,142 
189,996 

136,146 

F.  CITY  AND  CORPORATION 

19.  PROFIT            (13+17) 

20.  LOSS        (13  Or  14*18) 

21.  COMBINED  NET  LOSS  (20-19) 

129,522 

28,132 

184,384 

113,984 

184,384 
70,400 

Figures  Under  Columns  H,I,J,K  &  L  Are  PER  ANNUM 


Table  XII  is  a  summary  comparison  of  projects  (1),  (2),  (3), 
and  (2)  +  (3)  showing  income  and  outgo  to  the  City,  to  the  Rede- 
velopment Corporation  and  to  both  as  representing  the  whole  com- 
munity in  respect  to  the  projects. 

These  figures  are  all  based  on  the  payment  of  fair  value  to 
the  owners  of  all  real  estate  acquired,  the  earning  of  a  fair  re- 
turn by  the  redevelopment  corporation,  and  the  payment  of  taxes 
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to  the  City  by  the  project  in  accordance  with  the  Urban  Redevel- 
opment Corporation  Act  proposed  by  the  Committee. 

So  it  may  be  said  that  the  profit  or  loss  shown  by  these 
figures  is  a  reasonable  estimate  of  the  value  of  each  project  so 
far  as  it  can  be  measured  in  dollars. 

As  to  the  amount  of  the  social  values,  not  measurable  finan- 
cially, no  one  can  deny  that  they  would  be  great,  and  since,  af- 
ter all,  such  values  are  in  total  what  the  City  was  created  to 
preserve  and  increase,  they  are  therefore,  within  budgetary  lim- 
its,  a  proper  object  for  the  expenditure  of  funds. 

SUGGESTIONS  AS  TO  TYPE  AND  LOCATION  OP  PROJECTS.   Prom  this  eval- 
uation of  alternatives  in  the  rescue  of  deteriorated  areas  some 
conclusions  may  be  drawn  as  to  possible  location  of  projects. 

(1)  With  no  more  help  or  subsidy  than  that  which  is  assumed 
in  the  above  calculations,  namely  the  power  of  condemnation  for 
redevelopment  purposes  and  the  adjustment  of  the  tax  assessment, 
no  corporation  could  undertake  a  reconstruction  project,  whether 
on  built-up  or  on  vacant  land,  in  corporate  Boston  for  tenants 
not  able  to  pay  more  than  $8.00  per  rentable  room  per  month. 
This  sum  in  many  cases  would  not  carry  even  the  taxes  plus  the 
maintenance  and  management. 

(2)  Although  the  project  must  be  within  a  decadent  area  (see 
Urban  Redevelopment  Corporation  Bill)  and  therefore  presumably  in 
an  area -of  present  low  rentals,  sites  on  the  edges  of  a  decadent 
area  where  reasonably  high  rentals  can  be  realized  for  the  new 
project  are  usually  more  likely  to  succeed,  even  at  considerably 
higher  capital  cost  for  the  property. 
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(3)  Prom  the  City's  point  of  view  sites  already  provided 
with  utilities  are  preferable „   Indeed,  especially  in  these  times 
of  static  population,  the  City  might  properly  veto  a  project  which 
involved  large  City  expenses  for  new  utilities  and  tended  to  leave 
present  utilities  not  used  to  capacity. 

(4)  For  the  reasons  given  in  (3)  and  because  at  present 
there  is  no  pressing  need  In  Boston  for  adding  to  the  number  of 
dwellings,  a  project  substituting  good  houses  for  bad  is  better 
than  a  project  on  vacant  undeveloped  land. 

(5)  Where  a  large  project  can  be  designed  consistently,  a 
denser  population  can  be  allowed  than  where  individual  develop- 
ment without  comprehensive  design  is  to  be  expected. 

REDEVELOPMENT  LEGISLATION 
Agencies  Concerned  in  Redevelopment.  —It-  has- long  been  evi- 
dent that,  within  the  procedure  of  present  law,  reconstruction  of 
buildings  and  rehabilitation  of  decadent  neighborhoods,  on  a 
scale  sufficient  to  overtake  and  reverse  the  downward  trends,  Is 
usually  beyond  the  powers  of  private  initiative.   The  City,  which 
also  has  a  large  stake  In  these  areas,  and  behind  the  City,  the 
State  and  the  United  States,  will  have  to  take  a  hand.   But  not 
even  the  Federal  government  can  afford  to  carry  all  the  load. 
Private  capital  must  be  the  largest  factor  in  redevelopment , 
Public  agencies  should  consider  it  their  first  duty  to  furnish  to 
private  capital  the  necessary  financial  backing,  security,  power, 

and  -  within  limits   -   opportunity  for   profit,    # 
o  £arm  <?/    effort    ~  ?«    i'/ti  '   £o{  cy 7/F(?£^7 V&  w/ffi~ o-fAtr 

0/?/>arfo 
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Present  Bill  a  Form  of  Practical  Help.  Several  states,  in- 
cluding Massachusetts,  have  enacted  legislation  endeavoring  thus 
to  implement  private  capital  in  rehabilitation,  but,  at  least  up 
to  very  recently,  the  restriction  of  the  projects  to  decadent 
areas  and  the  restrictions  of  procedure  by  governmental  supervi- 
sion, as  well  as  other  causes,  have  largely  discouraged  private 
investment  under  such  legislation.   .  

The  Urban  Redevelopment  Corporation  Bill  presented  herewith 
was  prepared  by  a  Sub-Committee  of  the  Advisory  Committee  on  Com- 
munity Rehabilitation,  cooperating  with  the  Boston  City  Planning 
Board.   The  members  of  this  Sub-Committee  brought  to  their  task 
long  practical  experience  in  real  estate,  finance,  housing,  plan- 
ning and  other  aspects  of  urban  redevelopment.   This  Bill  was 

submitted  not  as  a  complete  ideal  solution  of  any  problem,  but  as 

wot 
a  practical  procedure  which j^iil  work  out  in  a  considerable  num- 
ber of  chosen  cases,  and  which  will  bring  to  bear  on  each  problem 
the  planning  thought  of  the  local  community  together  with  the  fi- 
nancial requirements  of  the  Redevelopment  Corporation,  and  the 
general  supervision  of  the  State  which  gives  the  corporation  its 
existence  and  its  powers.  m,i  '        w  .  .  _  ■  «  4  pvrp*SL,h>  '*« 

Short  Summary  of  the  Billy/,"  The  following  is  a  rough  sum-  77nlsf/s^ 

j  /"  /9<?3 

mary  of  the ,  p-roposed  procedure.   A  number  of  persons  wish  to  form 

a  Redevelopment  Corporation  under  the  terms  of  this  Bill.   They 

choose  a  site,  work  out  a  preliminary  plan  for  its  development, 

figure  their  financial  resources,  procedures  and  expectations, 

all  according  to  the  restrictions  of  the  Bill,  and  request  of  the 

State  Housing  Board  permission  to  incorporate  for  the  development 
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of  this— &&e   project '-oniy-.v  The  development  -irs— norma-Hy  residen- 
tial,  but  may  contain  other  uses^-and— in— -special  cases  these  other 
-uses  may  be  dominant. 

The  Housing  Board  refers  the  plans  to  the  Executive  of  the 
municipality  in  which  the  project  is  located,  -  the  Mayor  in  a 
city  or  the  Board  of  Selectmen  in  a  town. 

This  Executive  refers  the  matter  to • the  Planning  Board  of 
the  municipality  for  report  as  to  (1)  whether  the  project  is  in 
an  area  shown  on  the  master  plan  of  the  community  as  needing  re- 
habilitation, and  (2)  whether  the  project  calls  for  a  development 
appropriate  to  its  site  and  generally  desirable  in  the  community. 

The "Planning  Board  holds  a  public  hearing  with  due  notice  to 
parties  interested,  (the  State  Planning  Board  would  be  normally 
an  interested  party).   The  local  Planning  Board  reports  its  find- 
ings and  recommendations  in  writing  to  the  Executive  as  a  public 
document.   The  Executive  transmits  its  decision  to  the  State 
Housing  Board,  submitting  also  the  reportj of  the  Planning  Board, 
whether  or  not  this*,  report 'is  approved  by  the  Executive. 

Having  determined  whether  the  project  is  in  accord  with  lo- 
cal and  state  legislation,  the  State  Housing  Board  grants,  re- 
fuses or  amends  the  request  for  incorporation.   A  project  so 
amended,  if  satisfactory  to  the  applicants  for  incorporation, 
must  again  go  through  the  whole  process  of  local  approval  before 
it  can  be  officially  accepted  by  the  Housing  Board.  ■'  If  granted, 
-tfei-s-  incorporation  confers  the  power  of  condemnation  of  property 
for  the  public  redevelopment  purposes  named  in  the  bill,  but .un- 
der careful  restrictions  as  to  the  exact  site  approved,  the  char- 
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acter  of  accommodations  and  upkeep  furnished,  rents  to  be  charged 
and  limited  dividends  to  he  received,  so  as  to  ensure  that  the 
power  granted  by  the  State  shall  be  used  as  intended,  for  public 
redevelopment,  warranting  the  granting  of  the  specified  public 
assistance. 

To  prevent  unbearable  charges  against  the  Redevelopment 
Corporation  but  still  not  to  put  an  -additri-enal  burden  on  the 
taxpayers  generally,  the  annual  taxes  for  the  project  arei-f±xed- 
as  being  $10  per  thousand  on  the  fair  cash  value  of  the  complete 
project  plus  5%   on  the  gross  annual  income,  but  never  less  than 
the  average  assessed  value  of  the  site,  for  the  three  years  pre- 
ceding its  purchase  times  the  current  tax  rate  from  year  to  year. 

The  total  of  the  stocks  and  bonds  sold  must  be  enough  to 
finance  the  project,  in  the  opinion  of  the  Housing  Board.   At 
least  20/o  of  this  total  must  be  in  stock,  sold  at  par  or  over. 
These  investments  must  first  be  offered  to  the  landholders  from 
whom  the  corporation  takes  title,  before  being  put  on  the  gener- 
al market.   The  form  of  the  obligations  represented  by  the  stock 
and  bonds  is  subject  to  the  approval  of  the  State  Housing  Board. 
Dividends  on  the  stock  can  not  be  over- 6%   cumulative. 

The  land  and  buildings  are  owned  by  the  Corporation,  and  can 
be  sold,  but  always  subject  to  the  restrictions  set  up  by  the 
articles  of  incorporation  and  the  contract  between  the  Corpora- 
tion  and  the  Housing  Board .representing  in  detail  the  conditions 
on  which  the  right  of  incorporation  was  granted. 

Changes  in  the  ^project ,  ^h<lw^v-e^v•-*^-'-*^-equ■es ted  by  the  Corpor- 
ation, can  be  made  by  the  same  process  that  produced  the  first 
//  ayrs  to/  71  Sy    //n    tfavsiAj  fieard  Qr>  r  7fct   Corporator*  > 
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agreement,  beginning  with  the  submission  of  the  change,  which  in 
effect  is  a  new  project,  by  the  Housing  Board  to  the  Executive  of 
the  community.   Neither  party  can  force  a  change  upon  the  other, 
but  if  either  party  Jaad  a  good  public  reason  for  its  attitude  the 
pressure  of  open  hearings  would  tend  to  discourage  unreasonable- 
\\     ,>\  '   ness  by  the  other  party.   /\^ 

The  Corporation  may  contract  with  the  community  as  to  the 
mutual  obligations  which  accompany  constructions  by  private  cap- 
ital and  municipal  construction  and  upkeep  of  streets,  sewers, 
etc.,  all  in  accord  with  an  agreed-on  general  plan. 

There  is  nothing  in  the  Bill  to  prevent  the  integration  of 
housing  under  its  provisions  with  any  housing  program,  for  what- 
ever purpose,  carried  out  in  the  municipality. 

The  text  of  the- Urban  Redevelopment  Corporation  Bill^-w-hich-j— 
-together  with  similar  proposals,  was  not  passed  by  the  Legisla- 
ture this  year,  is  included  in  this  report  as  an  Appendix. 

SUGGESTIONS  AS  TO  POLICY  OF  CITY  ON  REHABILITATION 
To  any  effort  in  rehabilitation  large  and  fast  enough  to 
overcome  civic  decay  at  any  important  scale  there  must  be  at  least 
three  parties:   (1)  private  capital  (2)  a  redevelopment  organiza- 
tion (3)  the  city.   Further,  only  favorable  conditions  can  be 
handled  without  a  fourth  party,  the  Federal  Government. 

Whether  or  not  there  Is  help  or  subsidy  given  by  some  Feder- 
al agency  to  the  city,  to  the  redevelopment  agency,  or  to  both, 
the  city  must  be  a  working  partner  in  the  project  if  this  is  to 
succeed.   Indeed  it  is  evident  that  the  city,  whether  it  desires 
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it  or  not,  is  already  deeply  involved  financially  in  the  fate  of 
all  land  needing  rehabilitation,  and  that  therefore,  as  a  mini- 
mum limit,  the  city  might  well  spend  money  in  rehabilitation  so 
long  as  each  annual  dollar  spent  stops  a  loss  to  the  city  of  more 
than  a  dollar.   Beyond  this,  of  course,  money  might  be  properly 
spent  for  a  better  city  within  the  limits  of  a  comprehensive  plan 
and  budget,  which  plan  and  budget  would  be  really  a  record  of 
what  the  citizens  and  their  Executive  mean  by  "a  better  city", 
and  how,  within  their  means,  they  intend  to  get  it. 

First  there  are  certain  palliative  measures  which  should  be 
taken  in  any  event  for  their  own  sake  by  the  better  operation  of 
existing  laws  and  agencies. 

The  full  enforcement  of  regulations  of  health,  safety  and 
use  of  buildings  would  encourage  either  timely  repair  or  demoli- 
tion and  rebuilding.- 

The  city-wide  adoption  of  a  policy  of  considering  all  city- 
held  land  in  its  possible  relation  to  city  improvement  and  re- 
habilitation before  selling  it  to  the  highest  bidder  would  cheap- 
en land  assembly  for  housing  and  other  public  uses. 

More  could  be  done  by  bringing  up  to  date  the  building  laws 
and  zoning  laws,  by  improving  procedure  in  the  city's  taking 
title  to  tax-delinquent  land,  by  concentrating  and  relating  to  a 
comprehensive  plan  the  city's  taking,  holding  and  disposing  of 
real  estate. 

But  all  these  palliative  measures  taken  together  will  not 
accomplish  rehabilitation.   If  the  city  intends  not  to  see  popula- 
tion and  capital  and  opportunity  go  elsewhere,  and  its  own  finan- 
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cial  conditions  slide  progressively  toward  hopelessness,  it  must 
set  up  a  comprehensive  plan  and  a  long  term  budget,  determine  what 
place  rehabilitation  must  hold  therein,  to  gain  upon, deteriora- 
tion even  though  slowly,  and  then  by  its  actual  performance  show 
to  all  agencies  concerned  that  the  city  knows  what  part  it  can 
play  and  is  willing  and  prepared  to  play  it. 

In  conclusion  of  this  progress  report,  the  Advisory  Commit- 
tee wishes  to  express  its  belief  that  much  planning  remains  to  be 
done . 

The  Committee  has  kept  constantly  in  mind  the  purpose  of  re- 
lating the  special  efforts  in  recovery  of  decadent  areas  to  the 
master  plan  and  to  the  municipal  budget.   But  other  efforts,  often 
of  great  importance,  equally  need  relating  into  one  municipal 
plan. 

With  the  end  of  the  war  many  housing  projects  constructed 
for  war  purposes  will  have  to  be  considered,  at  once,  as  to  what 
if  any  good  function  they  can  serve  as  parts  of  the  future  com- 
munity. 

Also  new  projects  will  be  considered,  at  once,  to  make  up 
for  war  neglect  or  even  war  destruction  and  to  employ  the  war 
workers  and  the  returning  service  men. 

Intelligent  thought  on  these  questions  is  possible  only  in 
relation  to  a  master  plan.   This  master  plan,  therefore,  we  be- 
lieve to  be,  from  now  on  especially,  a  major  responsibility  of 
the  Planning  Boards  of  all  our  communities. 
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AN   ACT   RELATIVE    TO    CERTAIN   URBAN    REDEVELOPMENT 
CORPORATIONS   UNDER   THE    CONTROL      OP    THE   STATE 
BOARD   OF   HOUSING. 

December   14,    1942 

4HHKfrJHHHHHfc 

SECTION  1.   Chapter  one  hundred  and  twenty-one  of  the  Gen- 
eral Laws,  as  appearing  in  the  Tercentenary  Edition  thereof,  is 
hereby  amended  by  striking  out  sections  twenty- six  A  to  twenty- 
six  H,  inclusive  and  Inserting  in  place  thereof  the  following  new 
sections : 

Section  26A.   Formation  of  Urban  Redevelopment  Corporations. 
Three  or  more  persons  may  associate  themselves  by  written  agree- 
ment of  association,  In  a  form  furnished  or  approved  by  the  com- 
missioner of  corporations  and  taxation,  with  intent  to  form  a 
corporation  for  the  purpose  of  carrying  out  a  project  authorized 
and  approved,  or  to  be  authorized  and  approved,  by  the  housing 
board.   No  such  corporation  shall  undertake  more  than  one  project. 
Such  project  shall  consists  of  (a)  the  acquisition  of  one  or  more 
areas  wherein  dwellings  predominate  which  by  reason  of  dilapida- 
tion, overcrowding,  faulty  arrangement  or  design,  lack  of  ventil- 
ation, light  or  sanitation  facilities,  or  any  combination  of 
these  factors,  are  detrimental  to  safety,  health  or  morals;  or 
one  or  more  areas  which  are  decadent  to  such  an  extent  as  to  have 
become  a  social  or  economic  liability  to  the  community;  or  one  or 
more  areas  which  by  reason  of  minute  subdivision,  the  removal  of 
public  utilities  or  a  change  in  business  and  economic  practices 
or  other  like  cause  have  become  incapable  of  beneficial  use  or 
development  by  private  enterprise  under  existing  law;  or  one  or 
more  areas  in  which  a  large  number  of  the  buildings  have  been  de- 
stroyed by  fire,  flood,  explosion  or  other  calamity;  (b)  the  de- 
molition or  rehabilitation  of  the  buildings  thereon;  and  (c)  the 
provision  thereon,  or  adjacent  thereto,  either  by  construction 
or  rehabilitation,  of  decent,  safe  and  sanitary  dwellings  to  be 
developed  and  administered  so  as  to  promote  serviceability,  effi- 
ciency, economy  and  stability,  together  with  all  necessary  appur- 
tenant facilities.   Such  dwellings  shall,  if  practicable,  be  de- 
signed for  families  of  low  income;  but  if,  in  the  opinion  of  the 
housing  board,  the  site  is  best  suited  to  some  other  use,  the 
project  may  be  designed  for  and  diverted  to  such  other  residen- 
tial, commercial  or  industrial  uses  to  which  the  persons  so  as- 
sociated shall  determine  that  it  is  best  suited,  provided  that 
the  housing  board  shall  approve  such  uses  as  best  serving  the 
public  interest. 

The  laws  relative  to  business  corporations,  so  far  as  con- 
sistent with  the  provisions  of  sections  twenty-six  A  to  twenty- 
six  H,  inclusive,  and  rules  and  regulations  made  under  authori- 
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ty  thereof,  shall  apply  to  corporations  so  formed;  and  corpora- 
tions so  formed  are  hereby  declared  to  he  instrumentalities  of 
the  commonwealth. 

Section  26B,   Application  for  Approval.   The  persons  who 
have  executed  an  agreement  of  association  under  section  twenty- 
six  A  shall,  before  presenting  the  agreement  of  association  to 
the  state  secretary  for  filing,  submit  to  the  housing  board  an 
application  for  its  approval  of  the  project  for  the  carrying  out 
of  which  the  corporation  is  sought  to  be  formed  and  its  consent 
to  the  formation  of  such  corporation.   Such  application  shall 
specify  the  area  in  which  the  project  is  to  be  carried  out  and 
shall  state  the  reasons  why  the  project  is  necessary  or  desir- 
able, the  uses  to  which  the  area  is  to  be  put,  the  estimated  cost 
of  the  project,  and  the  amount  of  capital  which  it  is  intended  to 
raise.   Such  application  shall  also  contain  in  general  terms  a 
description  of  the  buildings,  structures  or  facilities  which  it 
is  proposed  to  furnish  and  shall  be  accompanied  by  a  site  plan 
and  elevations  of  the  proposed  buildings  or  structures.   The  ap- 
plicants shall  deposit  with  the  housing  board  a  reasonable  fee, 
to  be  determined  by  the  board,  sufficient  to  cover  the  expense  of 
examining  into  and  passing  upon  their  application,, 

Section  26C.   Approval  of  Project.   Whenever  the  housing 
board  is  asked  to  approve  the  formation  of  a  corporation  under 
section  twenty-six  A,  it  shall  transmit  the  application  to  the 
mayor  of  the  city,  or  the  selectmen  of  the  town,  in  which  the 
proposed  project  is  located,  and  the  mayor  or  the  selectmen,  as 
the  case  may  be,  shall  request  the  planning  board  of  such  city 
or  town,  if  there  is  any  such  board,  to  make  a  report  on  such  ap- 
plication.  Such  planning  board  shall,  after  a  public  hearing,  of 
which  reasonable  notice  shall  be  given,  determine  whether  the 
proposed  project  conflicts  with  the  master  plan  of  the  city  or 
town  made  by  authority  of  chapter  forty-one.   If  such  master  plan 
does  not  contain  a  designation  of  the  areas  in  the  city  or  town 
which,  in  the  opinion  of  the  planning  board  most  warrant  large 
scale  redevelopment  in  behalf  of  the  health,  safety  and  general 
welfare  of  the  city  or  town,  with  or  without  assistance  from  the 
city  or  town  or  from  some  other  public  body,  such  areas  shall  be 
designated  by  the  planning  board  on  the  master  plan  of  such  city 
or  town;  and  If  no  master  plan  of  such  city  or  town  has  been  pre- 
viously prepared,  the  planning  board  of  such  city  or  town  shal] 
prepare  a  plan  designating  such  areas.   Such  planning  board  shall 
submit  to  the  mayor  or  the  selectmen  a  report  which  shall  be  open 
to  public  inspection,  approving  or  disapproving  the  location  and 
proposed  use  of  the  project,  together  with  its  reasons  for  ap- 
proval or  disapproval;  and,  if  it  approves  the  project,  shall 
specify  the  type  of  buildings,  structures  or  facilities  best 
suited  to  remedy  the  conditions  which  in  its  opinion  justified 
the  undertaking  of  the  project.   The  mayor  or  the  selectmen  shall 
transmit  the  report  of  the  planning  board  to  the  housing  board 
together  with  his  or  their  approval  or  disapproval  of  the  project. 
If  there  is  no  planning  board  in  such  city  or  town,  the  hearing 
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herein  prescribed  shall  be  held  and  the  report  made  by  the  mayor 
or  the  selectmen. 

The  housing  board,  if  it  receives  a  certificate  evidencing 
the  approval  of  the  mayor  or  the  selectmen,  and  if  it  finds  that 
the  conditions  exist  which  warrant  the  carrying  out  of  the  proj- 
ect, that  in  its  opinion  the  project  will  be  practicable  and  that 
the  construction  and  use  of  the  project  will  not  be  in  contraven- 
tion of  any  zoning,  subdivision,  health  or  building  ordinances  or 
by-laws  or  rules  and  regulations  of  the  city  or  town,  or  of  any 
municipal  board,  in  effect  in  the  area  in  which  the  project  is 
located,  shall  issue  a  certificate  that  it  approves  the  project 
and  consents  to  the  formation  of  a  corporation  to  carry  it  out. 
The  agreement  of  association  shall  not  be  presented  to  the  state 
secretary  for  filing,  nor  shall  he  file  it,  unless  it  is  accom- 
panied by  such  certificate.   If  the  housing  board  disapproves 
the  project  it  shall  state  its  objections  in  writing  and  may  sug- 
gest changes  in  the  project,  or  in  the  plans  therefor,  which,  if 
adopted,  would  meet  its  objections.   If  the  persons  so  associated 
determine  to  proceed  in  accordance  with  the  changes  suggested, 
they  shall  start  anew  the  proceedings  prescribed  in  this  and  the 
two  preceding  sections. 

Section  26D.   Raising  of  Capital.   No  such  corporation  shall 
acquire  land  or  enter  upon  the  construction  of  a  project  until 
the  full  amount  of  its  capital,  in  an  amount  approved  by  the 
housing  board,  has  been  paid  into  its  treasury  in  cash  or  prop- 
erty as  hereinafter  provided.   No  more  than  such  proportion  of 
such  capital,  not  exceeding  eighty  per  cent  thereof,  as  the  hous- 
ing board  may  approve,  shall  be  raised  by  borrowing  the  same; 
and  the  remainder  of  such  capital,  unless  provided  by  grants  or 
gifts,  shall  be  raised  by  subscription  to  or  sale  of  its  capital 
stock.   The  bonds,  notes  and  other  evidences  of  indebtedness  of 
such  a  corporation,  and  the  stock  thereof  except  so  much  as  is 
required  by  law  to  be  subscribed  prior  to  organization,  shall 
first  be  offered  to  the  owners  of  the  real  estate  within  the  area 
upon  which  the  project  is  to  be  located,  and  each  owner  may  sub- 
scribe to  said  securities  in  an  amount  not  in  excess  of  the  value 
less  encumbrances  of  his  real  estate  within  the  area  and  may  pay 
his  subscription  by  a  deed  of  his  said  real  estate,  to  be  held 
in  escrow  by  the  housing  board  until  the  full  amount  of  the  capi- 
tal has  been  raised.   The  valuation  of  said  real  estate,  for  the 
purposes  of  this  section,  shall  in  each  case  be  subject  to  the 
approval  of  the  housing  board;  and,  if  the  corporation  and  the 
owner  of  the  real  estate  cannot  agree  thereon,  shall  be  deter- 
mined by  arbitration  in  a  manner  prescribed  by  the  housing  board. 

So  much  of  the  securities  as  have  not  been  subscribed  for 
by  the  owners  of  the  real  estate  within  fifteen  days  after  they 
have  been  offered  to  them  shall  be  offered  to  the  general  public. 
The  securities  of  such  corporations  shall,  subject  to  the  approval 
of  the  commissioner  of  banks  and,  in  the  case  of  savings  banks,  of 
the  directors  of  Mutual  Savings  Central  Fund,  Inc.,  be  legal  in- 
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vestments  for  the  deposits  and  the  income  derived  therefrom  of 
savings  hanks  and  the  savings  departments  of  trust  companies  and 
for  the  trust  funds  of  trust  companies,  and,  subject  to  the  ap- 
proval of  the  commissioner  of  insurance,  for  the  capital  and  oth- 
er funds  of  insurance  companies,  and  shall  also  be  legal  invest- 
ments for  funds  over  which  the  commonwealth  has  exclusive  control. 

Section  26E.   Supervision  and  Control.   Limitation  of  Divi- 
dends .   Every  such  corporation  shall  be  deemed  to  have  been  or- 
ganized to  serve  a  public  purpose,  and  shall  remain  at  all  times 
subject  to  reasonable  rules  and  regulations  of  the  housing  board. 
All  real  estate  acquired  by  any  such  corporation  and  all  struc- 
tures erected  by  it  shall  be  deemed  to  be  acquired  or  erected  for 
the  purpose  of  promoting  the  public  health,  safety  and  welfare 
and  shall  be  subject  to  sections  twenty-six  A  to  twenty-six  H, 
inclusive.   The  stockholders  of  every  such  corporation  shall  be 
deemed,  when  they  subscribe  to  and  receive  the  stock  thereof,  to 
have  agreed  that  they  shall  at  no  time  receive  or  accept  from  the 
corporation,  in  repayment  of  their  investment  in  its  stock,  any 
sums  in  excess  of  the  par  value  of  the  stock,  together  with  cumu- 
lative dividends  at  the  rate  of  six  per  centum  per  annum,  and  that 
any  surplus  earnings  in  excess  of  such  amount,  if  and  when  said 
corporations  shall  be  dissolved,  shall  revert  to  the  commonwealth. 
No  stockholder  in  any  such  corporation  shall  receive  any  dividend 
in  any  one  year  in  excess  of  six  per  centum  per  annum,  except  that 
when  in  any  preceding  year  dividends  in  the  amount  authorized  to 
be  paid  by  such  corporation  shall  not  have  been  paid  in  full  on 
the  said  stock,  the  stockholders  shall  be  entitled  to  receive  the 
payment  of  so  much  of  such  deficiency,  without  interest,  out  of 
any  surplus  earned  in  any  succeeding  year,  as  the  directors  of  the 
corporation  shall  determine. 

If  the  housing  board  shall  find  that  a  project  is  not  main- 
tained In  such  a  way  as  to  carry  out  the  purpose  for  which  it  was 
designed,  or  that  strip  or  waste  caused  by  unreasonable  use  or 
abuse  of  the  buildings,  structures  or  facilities  thereon  exist, 
it  shall  notify  the  holders  of  any  mortgages,  or  mortgage  bonds 
thereon,  or  the  trustee,  if  any,  for  the  bondholders  and  in  such 
case,  or  in  case  of  violation  by  the  corporation  of  the  rules  and 
regulations  of  the  board,  it  may  institute  a  preceding  in  equity 
in  its  own  name  for  the  purpose  of  preventing,  or  requiring,  as 
the  case  may  be,  by  injunction  or  otherwise,  any  such  act  or  fail- 
ure or  omission  to  act. 

Section  26F.   Taxes .   The  real  estate  and  personal  property 
of  such  corporations  shall  be  exempt  from  taxation  under  chapter 
fifty-nine.   Every  such  corporation  shall  in  lieu  of  such  taxes 
but  subject  to  the  provisions  of  section  twenty-six  H  pay  annu- 
ally to  the  commonwealth  with  respect  to  its  corporate  existence 
at  any  time  within  the  preceding  calendar  year  an  excise  equal  to 
the  sum  of  the  following,  namely,  an  amount  equal  to  five  per 
cent  of  Its  gross  income  in  such  year,  from  all  sources,  and  an 
amount  equal  to  ten  dollars  per  thousand  upon  the  fair  cash  value 
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of  the  real  estate  and  tangible  personal  property  of  such  corpor- 
ation, as  of  January  first  in  the  taxable  year,  to  be  determined 
by  the  assessors  of  the  city  or  town  in  which  the  project  is  lo- 
cated and  subject  to  abatement  and  appeal  as  in  the  case  of  city 
or  town  taxes,  provided  however  that  such  excise  shall  not  in 
any  year  be  less  than  an  amount  equal  to  that  which  the  city  or 
town  would  receive  for  taxes,  at  the  rate  for  such  year,  upon  the 
average  of  the  assessed  values  of  the  real  estate  held  by  such 
corporation  for  the  three  years  last  preceding  the  acquisition 
thereof.   Such  corporation  shall  pay  no  other  excise  under  chap- 
ter sixty- three „ 

All  provisions  of  chapter  sixty-three  relative  to  the  as- 
sessment, collection,  payment,  abatement,  verification  and  admin- 
istration of  taxes,  including  penalties,  applicable  to  domestic 
business  corporations,  as  defined  in  section  thirty  of  said  chap- 
ter, .shall  be  applicable  to  taxes  under  this  section.  Said  tax 
shall  be  distributed,  credited  and  paid  to  the  city  or  town  of 
the  commonwealth  where  the  project  of  the  corporation  is  located. 

Section  26G„   Powers  of  Urban  Redevelopment  Corporations. 
Any  such  corporation  may  lease  land  or  may  acquire  land  in  fee, 
by  gift  or  purchase,  or,  with  the  approval  of  the  housing  board, 
may  take  land  by  eminent  domain  under  chapter  seventy-nine  for 
projects  approved  under  section  twenty-six  C;  and,  subject  to 
rules  and  regulations  of  the  housing  board,  may  hold,  improve, 
subdivide,  build  upon,  mortgage,  lease,  manage  and  care  for  such 
land  and  any  buildings  thereon. 

Any  such  corporation  shall  have  power  to  receive  loans  and 
grants  from  the  federal  government  or  any  agency  or  instrumental- 
ity thereof  or  from  any  other  source,  public  or  private,  or  to 
act  as  agent  of  or  to  cooperate  with  the  federal  government  or 
any  agency  or  instrumentality  thereof  on  any  project  of  the  kind 
or  character  authorized  by  section  twenty-six  A;  to  borrow  money 
and  to  issue  bonds,  notes  and  other  evidences  of  indebtedness  and 
to  secure  the  same  by  the  mortgage  of  its  property  or  the  pledge 
of  its  revenues,  and  to  do  whatever  is  necessary  or  convenient  to 
carry  out  and  effectuate  the  provisions  of  sections  twenty-six  A 
to  twenty-six  H,  inclusive. 

Any  such  corporation  shall  have  power,  with  the  approval  of 
the  housing  board,  to  sell  the  whole  or  any  part  of  the  land  ac- 
quired by  it  under  this  section  with  the  buildings  or  other 
structures  thereon;  but  such  land  may  be  sold  only  subject  to  the 
restriction  that  all  of  the  provisions  of  sections  twenty-six  A 
to  twenty-six  H,  inclusive  shall,  so  far  as  apt,  remain  applicable 
to  such  real  estate  for  such  period  as  the  housing  board  shall  de- 
termine that  the  public  interests  require. 

Any  such  corporation  may  apply  to  the  housing  board  for  leave 
to  change  the  use  of  the  whole  or  part  of  a  project  or  the  design 
and  construction  of  the  buildings  thereon.   The  housing  board 
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shall  transmit  the  application  to  the  mayor  of  the  city  or  the 
selectmen  of  the  town  in  which  the  project  is  located,  and  the 
provisions  of  section  twenty- six  C  in  regard  to  the  powers  and 
duties  of  planning  hoards,  and  of  the  mayor  or  the  selectmen  with 
respect  to  original  applications  for  approval,  shall  be  applic- 
able to  their  action  thereon.   The  housing  board  if  it-  receives 
a  certificate  evidencing  the  approval  of  the  application  by  the 
mayor  or  the  selectmen,  and  if  it  finds  the  proposed  change  will 
be  in  the  interest  of  the  health,  safety  or  general  welfare  of 
the  city  or  town  and  that  the  proposed  use  is  authorized  by  sec- 
tion twenty-six  A,  may  approve  such  application,  and  the  corpor- 
ation may  act  in  accordance  with  such  approval. 

Any  such  corporation  may  enter  into  a  contract  with  the  city 
or  town  in  which  its  project  has  been  authorized,  or  with  the  ap- 
propriate boara  or  officer  of  such  city  or  town,  and  any  such  city 
or  town  or  such  board  or  officer  may  enter  into  a  contract  with 
such  a  corporation,  by  which,  with  or  without  consideration,  such 
city,  town,  board  or  officer  obligates  itself  to  do  any  or  all  of 
the  following  things:  (a)  Lay  out  and  construct,  alter,  relocate, 
change  the  grade  of,  make  specific  repairs  upon  or  discontinue, 
public  ways  and  construct  sidewalks,  adjacent  to  or  through  a 
project,  i-f  such  action  is  found  to  be  required  by  the  common 
necessity  and  convenience;  (b)  Cause  parks,  playgrounds  or 
schools,  or  water,  sewer  or  drainage  facilities,  or  any  other 
public  improvements  which  it  is  otherwise  authorized  to  under- 
take, to  be  laid  out,  constructed  or  furnished  adjacent  to  or  in 
connection  with  a  project;  (c)  Cause  private  ways,  sidewalks, 
footpaths,  ways  for  vehicular  travel,  playgrounds,  or  water,  sew- 
er or  drainage  facilities  and  similar  improvements,  to  be  con- 
structed or  furnished  within  the  site  of  a  project  for  the  par- 
ticular use  of  a  project  or  of  those  dwelling  therein. 

If  any  city  or  town  or  a  corporation  wholly  owned  or  con- 
trolled by  such  city  or  town  has  acquired  or  is  about  to  acquire 
real  estate  by  purchase  or  eminent  domain  for  purposes  of  urban 
redevelopment  or  similar  purposes,  such  city  or  town,  or  such 
corporation,  may  enter  into  a  contract  with  a  corporation  organ- 
ized under  section  twenty-six  A  for  the  purchase,  sale,  lease  or 
exchange  of  real  estate  held  by  either  of  the  parties  to  such 
contract,  in  order  to  more  effectively  carry  out  the  provisions 
of  sections  twenty-six  A  to  twenty-six  H  inclusive. 

A  contract  under  this  section  between  a  city  or  town  or  a 
corporation  wholly  owned  and  controlled  by  a  city  or  town,  and  a 
corporation  organized  under  section  twenty-six  A,  shall  not  be 
subject  to  any  provisions  of  law  relating  to  publication  or  to 
advertising  for  bids. 

Section  26H.   Application  of  Gross  Receipts  in  Excess  of 
Certain  Expenditures.   Should  the  gross  receipts  of  any  such 
corporation  from  the  operation  of  the  project  undertaken  by  it 
under  authority  of  sections  twenty-six  A  to  twenty-six  H  inclu- 
sive, in  any  year  exceed  (a)  operating  and  management  expenses 
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including  any  special  expenses  authorized  by  the  housing  board, 
(b)  taxes  and  fees  (c)  interest  on  mortgages  and  other  indebted- 
ness, (d)  dividends,  (e)  authorized  transfer  to  surplus,  and  (f) 
amortization;  the  amount  remaining  shall  be  applied  to  the  payment 
to  the  city  or  town  in  which  the  project  is  located  of  the  ex- 
cess, if  any,  of  the  taxes  which  would  have  been  assessed  upon 
the  real  estate  and  tangible  personal  property  of  the  corporation 
in  such  year  if  such  real  estate  and  tangible  personal  property 
had  not  been  exempt  from  taxation,  over  the  excise  paid  by  such 
corporation  and  distributed  to  such  city  or  town  in  such  year 
under  section  twenty-six  Fo 

The  balance,  if  any,  may,  in  the  discretion  of  the  housing 
board,  be  applied  in  whole  or  in  part  to  reducing  the  indebted- 
ness of  such  corporation,  to  improving  the  property  by  installing 
additional  facilities  for  the  use  of  tenants,  to  the  acquisition 
and  development  of  additional  property  which  shall  be  subject  to 
the  same  control  and  regulation  as  the  original  project,  or  as  a 
rebate  on  rentals  due  during  the  fiscal  year  of  such  corporation 
in  which  the  balance  was  earned;  provided  that  the  amount  avail- 
able for  such  rebate  shall  be  entirely  so  applied  within  one  year 
after  it  becomes  available „ 

The  charges  for  operation  and  maintenance  may  include  insur- 
ance and  reserves  essential  to  the  management  of  the  property  or 
necessary  to  meet  requirements  for  depreciation  and  amortization 
of  bonded  indebtedness,  but  the  amount  set  aside  therefor  shall 
be  subject  to  the  approval  of  the  housing  board.   Nothing  in 
sections  twenty-six  A  to  twenty-six  H,  inclusive,  shall  be  con- 
strued to  obligate  the  commonwealth,  or  to  pledge  its  credit,  to 
any  payment  whatsoever  to  any  such  corporation  or  to  any  stock- 
holder, bondholder  or  creditor  thereof. 
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